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1.0 Introduction 

1.1 Mid Devon District Council commissioned Lichfields to prepare an Employment Land Review 

(ELR) Update for the authority.  

1.2 A previous ELR was prepared in 2013 by GL Hearn on behalf of the Council to inform the Local 

Plan Review. It concluded that it would be appropriate to plan for 30-40ha of employment land 

over the period from 2011 to 2031. However, it found that the quantum of land with 

development under construction, planning permission and outstanding land allocations 

collectively provided over 55ha of employment land. Accordingly, in purely quantitative terms 

there was found to be a 15-25ha excess of employment land. However, the ELR recommended 

that it would be appropriate to review the future portfolio of sites, rather than simply rolling 

forwards longstanding allocations, with a view to ensure an appropriate balance of sites in terms 

of the geographical distribution and range of sizes. 

1.3  The Local Plan Review was submitted to the Planning Inspectorate in March 2017. The 

examination was scheduled to commence in September 2017 but the initial hearing sessions 

were postponed at the request of the Council. The adjournment has provided the opportunity for 

the Council to commission an independent report to review the Sustainability Appraisal of the 

proposed plan. 

1.4 Policy S6 of the Local Plan Review states: 

“The employment needs of the community will be met through the development of 147,000 

square metres of commercial floorspace comprising a range of employment-generating uses, 

including:  

“a) Offices, industry, storage and distribution (B1-B8);  

“b) Retail, tourism and leisure (A1-A5, C1, D2 and relevant sui generis uses);  

“c) Development for healthcare, education and public facilities (C2-C2a, D1); and  

“d) Other forms of sustainable employment-generating uses”. 

1.5 This is a wide-ranging policy that incorporates more than B Class employment land. However, 

paragraph 2.43 refers to the recommendation of the Employment Land Review that the Council 

plan for 30-40ha of employment land over a 20 year period, equating to approximately 

140,000sqm floorspace. Paragraph 2.46 considers retail floorspace, stating: 

“The Retail Study (2012) identifies a quantitative need of approximately 7,000 square metres 

of comparison retail floorspace up to 2026. Long-term forecasting of retail demand is not very 

reliable, so the anticipated need has been applied across the plan period to 2033 on the 

understanding that allocated and non-allocated sites will come forward according to market 

demand and the plan will be reviewed before the need to 2026 is likely to have been 

exhausted”. 

1.6 No specific allowance has been made for the other use classes set out in Policy S6. 

1.7 The employment requirement contained within the Local Plan Review compares with Policy 

COR4 of the adopted Core Strategy which states: 

“The employment needs of the community will be met through: 

“ a) the development of approximately 300,000 square metres of employment (B1 – B8) 

floorspace;  
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“b) the development of approximately 10,000 square metres of retail (A1) sales floorspace 

(2006 – 2016);  

“c) measures to diversify the agricultural and rural economy in ways which protect 

countryside character  

“d) other forms of sustainable employment generating uses”. 

Purpose of ELR Update 

1.8 The purpose of this study is to provide an up-to-date evidence base for the Council’s Local Plan 

Review and to assess the authority’s economic development needs objectively in line with the 

National Planning Policy Framework (NPPF) and Planning Practice Guidance (PPG). Key 

requirements of the brief include: 

a Take stock of the existing situation (and past trends) to provide an economic baseline 

for the district; 

b Consult with the Heart of the South West Local Enterprise Partnership (LEP) and key 

business interests; 

c Undertake a ‘policy-on’ analysis of the baseline econometric forecasts following 

consultation with the LEP and key business groups and taking account of the national 

level forecasts;  

d Consider the future employment land requirements associated with past employment 

trends; 

e Undertake a labour-supply assessment, based on a detailed review of the population 

breakdown associated with the Council’s proposed FOAN; and,  

f Make recommendations on employment land requirements and policy implications. 

1.9 Our commission to Mid Devon District Council did not include the assessment of existing 

employment sites or the identification of any additional sites to meet the future needs of the 

local economy.  

Structure 

1.10 The report is structured as follows: 

• Section 2 sets out the national policy/guidance context to the establishment of 

employment policies within a Local Plan; 

• Section 3 provides an overview of the local economic context within Mid Devon; 

• Section 4 considers past trends in respect of employment growth and the development 

of employment land; 

• Section 5 provides a summary of the feedback that was provided through the 

consultation exercise undertaken by Lichfields; 

• Section 6 provides an overview of the latest employment forecasts and sets out the level 

of future need for employment land; and,  

• Section 7 sets out our conclusions and recommendations.  

1.11 This report assesses national and local policy and economic indicators relating to the supply and 

need for employment land. It assesses the need for B Class employment land based on a range of 

economic forecasts, past take up rates and potential labour supply.  It recommends that Mid 
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Devon District Council should make provision for the development of between 30ha and 40ha B 

Class employment land over the period 2013 to 2033. 
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2.0 Policy Context  

National Planning Policy Framework (NPPF) (March 2012) 

2.1 Paragraph 7 of the NPPF emphasises the role of the planning system in “contributing to 

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

right type is available in the right places and at the right time to support growth”. In respect of 

this, one of the core planning principles set out in paragraph 17 is to “identify and then meet the 

housing, business and other development needs of an area”. The implication of this is that all 

local authorities should first understand how much employment land is required over their local 

plan period and then ensure that those needs can be satisfied. 

2.2 Paragraph 21 of the NPPF sets out the matters that should be taken into account by local 

planning authorities when drawing up Local Plans. These include the requirement to: 

a Set out a clear economic vision and strategy for the area which positively and 

proactively encourages sustainable economic growth; 

b Set criteria, or identify strategic sites, for local inward investment to match the strategy 

and to meet anticipated needs over the plan period; 

c Support existing business sectors, taking account of where they are expanding or 

contracting and, where possible, identify and plan for new or emerging sectors likely to 

locate in their area; 

d Plan positively for the location, promotion and expansion of clusters or networks of 

knowledge driven, creative or high technology industries; 

e Identify priority areas for economic regeneration; and, 

f Facilitate flexible working practices. 

2.3 In respect of plan-making, the NPPF requires local plans to be “aspirational but realistic” 

(paragraph 154) and to contain assessments of and strategies for housing, employment and 

other uses that are integrated and take full account of relevant market and economic signals. 

Paragraph 161 of the NPPF requires local planning authorities to assess: 

a The needs for land or floorspace for economic development, including both the 

quantitative and qualitative needs for all foreseeable types of economic activity over the 

plan period; and, 

b The existing and future supply of land available for economic development and its 

sufficiency and suitability to meet the identified needs. 

2.4 This report focuses solely upon the need for land for B Class economic development. Separate 

evidence has been prepared in respect of the need for non-B Class forms of economic activity.  

Draft revisions to the NPPF (March 2018) 

2.5 The draft revisions to the NPPF make limited substantive change in terms of directing planning 

policy for the economy and an “economic objective” remains the first overarching objective of 

the planning system (paragraph 8, point a) although the wording has been broadened to 

expressly refer to the need to, “support growth, innovation and improved productivity” .  

2.6 Paragraph 83 states that planning policies should: 

1 “Set out a clear economic vision and strategy which positively and proactively encourages 

sustainable economic growth…; 
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2 “Set criteria, or identify strategic sites, for local inward investment to match the strategy 

and meet anticipated needs over the plan period...; 

3 “Seek to address potential barriers to investment…; and, 

4 “Be flexible enough to accommodate needs not anticipated in the plan…”  

2.7 Paragraph 120 of the draft revisions to the NPPF requires planning policies to reflect changes in 

the demand for land and to: 

“be informed by regular reviews of both the land allocated for development in plans, and of 

land availability.” 

2.8 In the context of economic policies, this requires local planning authorities to prepare up-to-

date and comprehensive evidence to inform their judgments about the need for, and relative 

importance of, the employment land in their areas, particularly in the face of added pressure for 

release to other uses. Reflecting paragraph 22 of the current NPPF, paragraph 120 of the draft 

revision encourages a flexible approach in situations where a local authority considers that there 

to be “no reasonable prospect of an application coming forward for the use allocated in a plan” 

whilst paragraph 121 encourages authorities to “take a positive approach to applications for 

alternative uses of land which is currently developed but not allocated… where this would help 

to meet identified development needs”.  

Planning Practice Guidance (PPG) 

2.9 Section 2a of the PPG provides clarity on the approach that should be taken to the assessment of 

housing and economic development needs. Paragraph 2a-004 emphasises that the assessment 

of development needs should be objective, based on facts and unbiased evidence. It should not 

take account of constraints although any limitations imposed by the supply of land, historic 

under performance, viability or environmental constraints will need to be taken into 

consideration when bringing the evidence together to identify specific policies within 

development plans. 

2.10 The PPG acknowledges that “there is no one methodological approach or use of a particular 

dataset(s) that will provide a definitive assessment of development need” (ID 2a-005-

20140306) but it requires the approach to be transparent and thorough but proportionate. 

2.11 In respect of employment trends, paragraph 2a-018 states that “plan makers should make an 

assessment of the likely change in job numbers based on past trends and/or economic 

forecasts as appropriate” (Lichfields emphasis), whilst paragraph 2a-030 considers 

employment land, stating that: 

“In understanding the current market in relation to economic and main town centre uses, plan 

makers should liaise closely with the business community to understand their current and 

potential future requirements”.  

2.12 Paragraph 2a-031 goes on to state 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) and identify 

occurrences where sites have been developed for specialist economic uses. This will help to 

provide an understanding of the underlying requirements for office, general business and 

warehousing sites, and (when compared with the overall stock of employment sites) should 

form the context for appraising individual sites.” (Lichfields emphasis) 

2.13 The draft PPG broadly reflects the approach contained in the existing guidance, in stating that:  
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1 Plan-making authorities must have a clear understanding of business needs within the 

economic markets operating in and across their area; 

2 They should work closely with county and neighbouring authorities and LEPs to prepare 

and maintain a robust evidence base to understand existing business needs and likely 

changes in the market; 

3 In preparing their evidence base, they should engage with the business community to 

understand their changing needs and to identify and address barriers to investment; and, 

4 The evidence base should be used to assess the (qualitative and quantitative) need for land 

or floorspace for economic development, and the existing and future supply of land 

available for economic development (including the availability and achievability of sites). 

2.14 This approach has informed the analysis set out in this report. 
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3.0 Baseline/Economic Context 

3.1 This section establishes the economic context for the study by reviewing recent economic 

conditions and trends within Mid Devon, relative to national and regional performance.  This is 

important in understanding the existing strengths and weaknesses of the local economy and 

those factors likely to influence the scale and nature of future demand for employment space. 

Geography and Connections 

3.2 Mid Devon is a predominantly rural district which covers an area of approximately 913 square 

kilometres. It is located on Devon’s eastern border with Somerset and lies between Exmoor 

National Park to the north and Dartmoor National Park to the south and stretches into the 

Blackdown Hills AONB to the east. It is bound by 8 other local authorities: North Devon, West 

Somerset, Taunton Deane (all to the north), East Devon, Exeter, Teignbridge (all to the south), 

Torridge and West Devon (both to the west). It is also located close to two of the main urban 

centres in the South West, Exeter and Taunton.  

Figure 3.1 Mid Devon in context 

 

Source: Based on OS mapping / LIchfields analysis 

3.3 The largest settlement in the district is Tiverton with a population of approximately 21,800. This 

is over a quarter of the total population of the entire district. Tiverton is relatively well 

connected being located at the junction of the A361 North Devon Link Road (linking the M5 and 

with the northern Devon towns of Barnstaple and Bideford) and the A393 (linking Exeter and 

Minehead). 



 Mid Devon Employment Land Review Update 
 

Pg 8 

3.4 Cullompton is the second largest town in the district with a population of approximately 9,000. 

The town is located to the south west of Tiverton, on the banks of the River Culm. Cullompton 

also has relatively good transport links being situated near to M5 junction 28.  

3.5 The third of Mid Devon’s larger settlements is Crediton, a town with a resident population of 

approximately 7,700 which is situated on the A377 and A3072, about 7 miles north-west of 

Exeter.  

3.6 In terms of transport connections, the M5 runs through the east of the district providing good 

access links, with the A361 North Devon Link Road joining the M5 to the north of Tiverton, 

while the A30 runs through the south-west of the district meeting the M5 near Exeter.  

3.7 The district’s main railway station is located at Tiverton Parkway and is on a principal rail route, 

which provides direct services to many other parts of the country. The district also benefits from 

its proximity to Exeter and Bristol International Airports.  

Population  

3.8 According to the 2016 Mid Year Population Estimates, Mid Devon has a population of 79,800 

persons.  Between 2006 and 2016 the number of residents increased by 7.7% - this is broadly 

consistent with the population growth observed across the South West (7.7%) and Great Britain 

(8.0%).  

3.9 The 2014 Sub National Population Projections (SNPP) for Mid Devon forecasts that the total 

population of Mid Devon will increase by 10.3% (8,133 persons) between 2014 and 2033. During 

this period the projections anticipate that the working age population (age 16-64) will decline by 

2% (-941 people). By contrast, the population over the age of 65 is expected to increase by 

44.83% (7,942 people) over the same period. From an employment perspective, the ageing 

population will be partially mitigated by changes to the State Pension age and increasing levels 

of economic activity amongst older people.  

Economic Conditions and Trends 

Employment base  

3.10 Data on employment growth within Mid Devon between 2000 and 2016 was obtained by the 

ONS Jobs Density measure of jobs. This reflects the total number of jobs is a workplace-based 

measure and comprises employee jobs, self-employed, government-supported trainees and HM 

Forces. 

3.11 This analysis reveals that an additional 7,000 jobs were created in Mid Devon between 2000 

and 2016, an increase of 24%. This represents an annual average of 437 jobs (1.5%). The level of 

employment fluctuated between 2000 and the start of the Local Plan Review period in 2013 but 

there was a net increase of just 1,000 jobs over this period. Between 2013 and 2016, 

employment increased from 30,000 to 36,000, equivalent to an average of 2,000 additional 

jobs per annum. 
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Figure 3.2 Employment in Mid Devon, 2000 – 2016 

 

Source: ONS Jobs Density 

Employment Sectors 

3.12 Analysis of ONS Business Register and Employment Survey (BRES) data demonstrates that the 

largest sectors in Mid Devon, in terms of workforce jobs are as follows:  

Table 3.1 Key employment sectors in Mid Devon 

Sector Employment Share of total employment (%) 

Wholesale and Retail 5,000 20.8 

Manufacturing 4,500 18.8 

Education 2,500 10.4 

Health and social care 2,500 10.4 

Construction  1,750 7.3 

Accommodation / food services 1,750 7.3 

Source: ONS Business Register and Employment Survey: open access 2016 

3.13 It should be noted that we have excluded agricultural sector from this analysis, as BRES data 

does not including farming within agriculture and therefore under-plays the importance of the 

agricultural sector to Mid Devon1.  

3.14 In comparison to regional and national averages, the manufacturing sector is a significantly 

more dominant sector within Mid Devon (18.8%) than the South West (9.3%) or Great Britain 

(8.1%). Likewise, the construction sector and wholesale and retail industry are also more 

dominant in Mid Devon than the South West or Great Britain while, to a lesser extent, the 

number of jobs in the education sector is also above the regional and national averages.  

3.15 Conversely, there are a number of industries that are under-represented in Mid Devon 

compared to the wider region or national economic profile. Most notably, administrative and 

                                                                                                                                                                                                                                              
1 Farm agriculture figures are provided by DEFRA and are not available for all sub-regions. For consistency they are not included 
within BRES data below Government Office Region level.  
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support services; finance and insurance; information and communication; public 

administration and defence; and professional, scientific and technical services.  

Figure 3.3 Employee Jobs by industry in Mid Devon, South West and Great Britain 

 

Note: the agriculture sector is excluded from this analysis because BRES data for Mid Devon excludes farm agriculture (SIC class 
01000) and so therefore under-records the scale of this sector1 

Source: ONS Business Register and Employment Survey: open access 2016 

Labour Market 

Economic activity  

3.16 As illustrated below, the level of economic activity in Mid Devon is higher than the regional and 

national averages.  

Table 3.2 Economic activity in Mid Devon, South West and Great Britain (October 2016-September 2017) 

Age cohort Mid Devon  South West Great Britain  

16-64 88.9% 81.0% 78.1% 

16+ 67.5% 63.3% 63.2% 

Source: ONS annual population survey 

3.17 The economic activity rate has fluctuated more substantially in Mid Devon over the past 13 years 

than in either the South West or Great Britain. However, it has remained constantly above the 

national average and has been above the regional average for 9 of the past 13 years. The 

difference between Mid Devon’s economic activity rates and those of the South West and Great 

Britain is currently greater than it has ever been. 
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Figure 3.4 Economic activity in Mid Devon, South West and Great Britain (persons aged 16-64) 

 

Source: ONS annual population survey 

Unemployment 

3.18 Model-based unemployment rates in Mid Devon (2.6%) are also substantially lower than the 

regional (3.5%) and national (4.5%) averages. As indicated below, model-based unemployment 

is different to (and typically higher than) the claimant count because not all people that are out 

of work register for out-of-work benefits. 

3.19 The average proportion of the working age population claiming out-of-work benefits in Mid 

Devon (0.9%) is slightly lower than the claimant rate across the South West (1.4%) and less than 

half the claimant rate of Great Britain (2.0%). 

Table 3.3 Out-of-work benefit claimants (January 2018) 

 Mid Devon South West Great Britain 

Out-of-Work Benefits Claimants (% of 
residents aged 16-64)  

0.9 1.4 2.0 

Source: ONS Claimant count by sex 

3.20 At 0.7%, the proportion of working age residents claiming Job Seekers allowance is lower in Mid 

Devon than regional (0.8%) and national (1.1%) averages. Likewise, claimant levels of 

Employment and Support Allowance (ESA) and incapacity benefits in Mid Devon (4.8%) fall 

below the regional (5.5%) and national (6.1%) averages. 

3.21 Table 3.4 shows that, in spite of the fact that residents of Mid Devon tend to be less highly 

qualified and a lower share of the labour force is employed in higher skilled occupations, there is 

no significant difference in the occupations that are sought by those claiming Jobseekers 

Allowance. 

Table 3.4 Sought Occupation by Jobseekers Allowance Claimants (January 2018) 

 Mid Devon South West Great Britain  

Occupation unknown 6.8% 6.5% 4.4% 

Managers and Senior Officials 8.5% 6.1% 7.8% 

Professional Occupations 1.7% 0.6% 0.7% 
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Associate Professional and Technical Occupations 1.7% 0.7% 1.2% 

Administrative and Secretarial Occupations 3.4% 3.9% 4.7% 

Skilled Trades Occupations 1.7% 2.3% 2.1% 

Personal Service Occupations 1.7% 1.4% 1.8% 

Sales and Customer Service occupations 67.8% 70.1% 63.4% 

Process, Plant and Machine Operatives 1.7% 1.4% 2.2% 

Elementary Occupations 6.8% 6.9% 11.7% 

Source: ONS Claimant count by occupation 

Qualifications 

3.22 Residents of Mid Devon, on average, are less highly qualified than in the South West and Great 

Britain; the proportion of the working age population with qualifications of level NVQ4 and 

above in Mid Devon is 23.7%, compared to 37.8% for the South West and 38.2% for Great 

Britain.  

Table 3.5 Resident qualification level 

 Mid Devon South West Great Britain 

NVQ4 and Above 23.7% 37.8% 38.2% 

NVQ3 and Above 57.7% 59.4% 56.9% 

NVQ2 and Above 80.9% 78.1% 74.3% 

NVQ1 and Above 88.9% 89.8% 85.3% 

Other Qualifications No Data Available 5.1% 6.6% 

No Qualifications No Data Available 5.1% 8.0% 

Source: ONS Annual Population Survey Jan 2016-Dec 2016 

Occupations 

3.23 In Mid Devon, a lower share of the labour force is employed in the most highly skilled 

occupations, represented by SOC Major Groups 1-3 (38.4%), than in the South West (45.9%) 

and in Great Britain (45.6%). Conversely, Mid Devon has a higher proportion of the workforce 

in lower skilled jobs, represented by SOC Major Groups 8-9, (25%) compared to 15.8% in the 

South West and 16.9% in Great Britain. 

Table 3.6 Occupational structure 

  Mid Devon South West Great Britain 

R
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SOC Major Group 1 – 3 38.4 45.9 45.6 

SOC Major Group 4 – 5 20.4 21.6 20.7 

SOC Major Group 6 – 7 16.1 16.7 16.7 

SOC Major Group 8 – 9 25.0 15.8 16.9 

Source: ONS Annual Population Survey Oct 2016-Sep 2017 / Lichfields analysis 

Earnings 

3.24 Resident workers living in Mid Devon earn £499 per week (gross) on average, which is 2.8% 

lower than the average for the South West (£513) and 8.4% lower than the British average 

(£541). 
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3.25 The average earnings for residents in Mid Devon (£513.30) is 9.2% higher than for workers in 

the area (£470). This would suggest that local residents are accessing higher paid jobs outside of 

these authority area in places such as Exeter, Taunton and Bristol.  

Table 3.7 Gross median weekly earnings for full time workers by residence and by workplace 

 Mid Devon South West Great Britain 

Earnings by Residence  £513.30 £527.00 £552.7 

Earnings by Workplace  £470.00 £520.00 £550.4 

Source: Annual Survey of Hours and Earnings (2017 Provisional Results) 

Size of businesses 

3.26 An assessment of the size of businesses in Mid Devon shows that the District’s business base is 

dominated by smaller firms comprising of 0-9 employees (92%).  This is slightly higher than the 

regional average (89%).   

3.27 This is offset by a lower than average representation of businesses with 10-49 employees.  Firms 

in this size banding account for 7% of Mid Devon’s business base, compared with a South West 

average of 9%.  

3.28 Medium sized firms (50-249 employees) and large firms (250+ employees) account for only a 

very small proportion of business in Mid Devon, 1% and 0.1% respectively.  

Figure 3.5 Average business size 

 

Source: Inter Departmental Business Register (ONS) 

Self-Employment 

3.29 Self-employment accounts for 20% of all employment for working age people in Mid Devon. 

This is significantly higher than the South West average (12%) and almost twice the average for 

Great Britain (10.6%). The high proportion of self-employment contributes towards the 

dominance of very small-scale businesses within the district, which is a key characteristic of the 

local economy.  
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Table 3.8 Self-employment levels in 2016 (% of persons aged 16-64 in employment) 

S
o
u
rce: ONS Annual Population Survey / Lichfields analysis  

Commuting 

3.30 According to the 2011 Census, Mid Devon had 28,335 resident workers whilst 20,218 people 

worked in the District. This implies that 8,117 people commute out of the District for 

employment purposes. The key destinations for out-commuters include: 

1 Exeter: 6,738 Mid Devon resident workers employed in Exeter (50% of out-commuters);  

2 East Devon: 1,801 commuters from Mid Devon (13.2% of out-commuters); and, 

3 Taunton Deane: 1,773 commuters from Mid Devon (13.0% of out-commuters). 

3.31 In total 90% of out commuting is to the 10 nearest local authorities in Devon and Somerset. 

3.32 There is a much lower level of in-commuting to Mid Devon, although the same 3 authorities are 

most dominant, principally due to their proximity: 

1 Exeter: 1,499 people working in Mid Devon and live in Exeter (26.9% of in-commuters);  

2 East Devon: 927 commuters to Mid Devon (16.6% of in-commuters); and, 

3 Taunton Deane: 625 commuters to Mid Devon (11.2% of in-commuters). 

Mid Devon South West Great Britain 

20.0% 12.0% 10.6% 
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Figure 3.6 Commuting patterns between Mid Devon and adjoining local authorities  

 

Source: 2011 Census / Lichfields analysis 

3.33 The relationship between local employment and the resident workforce in a particular area can 

be further explored through an analysis of the jobs density. This is a measure of the total 

number of filled jobs as a proportion of the resident population of working age in that area. The 

ratio is lower in areas where there is a high level of out-commuting than in areas where there is 

more of a balance between the workforce and employment levels, or a position of net in-

commuting.  

3.34 Figure 3.7 compares the jobs density over time for Mid Devon, the South West and Great 

Britain. It highlights a lower jobs density and a greater level of variation in Mid Devon over 

time, compared to the South West and Great Britain which have tended to be more closely 

aligned and more stable over time. There has been an increase in the jobs density at all three 

spatial levels since the end of the recession, with a particularly pronounced uplift evident in Mid 

Devon.  
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Figure 3.7 Jobs Density in Mid Devon, South West and Great Britain, 2000-2016 

 

Source: ONS Jobs Density  

Deprivation  

3.35 Local levels of deprivation are measured by the Indices of Multiple Deprivation (IMD). This 

index uses a range of data to rank areas in nine categories including employment, income and 

education/skills which are then combined to create a multiple deprivation score for each area. 

This analysis is primarily conducted at the Lower Super Output Areas (LSOA) level. 
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Figure 3.8 Indices of Multiple Deprivation in Mid Devon 

 

Source: English Indices of Deprivation 2015/Lichfields analysis 

3.36 Mid Devon is ranked as the 78th most deprived local authority out of 326 in England, making it 

one of the 25% most deprived areas nationally.  Analysing the data at a more localised level 

(Figure 3.8) shows that deprivation varies significantly across the authority, which contains 

areas of acute deprivation located in close proximity to some relatively affluent communities. It 

can be seen that deprivation is a particular challenge in and around Tiverton and to the rural 

west of Mid Devon. 

3.37 There are 43 LSOAs within Mid Devon, of which five are amongst the 30% most deprived within 

England while three areas are amongst the 30% least deprived. 22 of the LSOAs are amongst the 

50% most deprived in England, whilst 21 are amongst the 50% least deprived. These figures 

demonstrate that deprivation is highly variable across Mid Devon.  

3.38 Of the nine individual categories of deprivation assessed by the IMD, the categories of 

deprivation most relevant to the assessment of need for employment land are income, education 

and employment. The number of LSOAs in Mid Devon that are within the 30% most deprived 

and the 50% least deprived nationally for each of these metrics are set out in Table 3.9 below:  

Table 3.9 Numbers of LSOAs within Mid Devon within the 30% most deprived and 50% least deprived categories 

 Number of LSOAs ranked 30% most 
deprived 

Number of LSOAs ranked 50% least 
deprived 

Income 4 28 

Employment 5 27 

Education 11 21 

Source: English Indices of Deprivation 2015 

3.39 This analysis indicates that only a small number of LSOAs in Mid Devon are subject to 

deprivation in relation to low income levels and lack of employment but that the majority of the 
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authority area is not deprived in these respects. However, education is more concerning, with a 

more significant proportion of LSOAs in Mid Devon subject to deprivation in this category. 

Summary  

3.40 The key features of Mid Devon’s economic context are summarised as follows: 

1 Mid Devon benefits from good strategic road access, with the M5 running throughout the 

east of the district, the A361 North Devon Link Road joining the M5 to the north of Tiverton 

and the A30 running through the south-west of the district meeting the M5 near Exeter; 

2 Wholesale and retail represents the largest sector in Mid Devon in terms of workforce jobs, 

accounting for 5,000 jobs (20.8% of all jobs), followed by manufacturing with 4,500 jobs 

(18.8%) and both the education and health sectors providing 2,500 jobs each (10.4%).  

3 Mid Devon has seen a 24% increase in workforces jobs in the 16 year period from 2000 to 

2016. Between 2013 and 2016 there has been a particularly strong increase in workforce 

jobs of approximately 17%.  

4 Self-employment makes up 20% of all employment for working age people in Mid Devon, 

which is significantly higher than the South West average (12%) and almost twice the 

average for Great Britain (10.6%). 

5 The vast majority of businesses in Mid Devon are smaller firms comprising 0-9 employees 

(92%), while large firms of over 250 people account for a very small proportion of 

businesses (0.1%).  

6 Mid Devon benefits from very high levels of economic activity (88.9%), and low levels of 

unemployment (2.6%), particularly when compared to the regional and national averages. 

7 There is a high level of out-commuting from Mid Devon, particularly to Exeter, East Devon 

and Taunton Deane. This has had the effect of reducing its jobs density level. 

8 The proportion of the labour force in higher skilled occupations (SOC 1- 3 Groups) at 38.4% 

is lower than both the South West and Great Britain average (45.9% and 45.6% 

respectively). 
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4.0 Employment Land Trends  

4.1 This section provides an overview of the current supply of employment land in Mid Devon and 

recent trends in relation to planning permissions granted and development started and 

completed for B class employment uses. Consideration is also given to the loss of employment 

land. 

4.2 The most up-to-date information in relation to supply of employment land is set out in Mid 

Devon District Council’s: 

1 Annual Monitoring Report (AMR) 2016; 

2 Strategic Employment Policies Topic Paper (July 2017); and,  

3 Commercial Land Availability Summary 2016.  

4.3 All apply a base date of 31 March 2016. 

Employment Land Development 

4.4 The AMR identifies an employment land supply of 58ha, comprising 20.3ha of unimplemented 

planning permissions and 38.1ha of allocations without permission. Whilst this total is lower 

than the supply that has existed over the past 5 years, it remains significantly above the 

requirement for 30-40ha identified in the Local Plan Review. However, it is not expected that all 

of the 58ha supply will come forward for B Class purposes given that some D Class and sui 

generis uses (including trade counters) operate from employment sites and may therefore 

occupy some of this space. 

Figure 4.1 Employment Land Supply 

 

Source: Mid Devon AMR 2016 / Lichfields analysis 

4.5 A total of 11.34ha employment land was developed between 2006 and 2016 (1.13ha pa), of which 

8.44ha was developed between 2006 and the start of the Local Plan period in 2013 (1.21ha pa). 

This amounted to a total of 58,168sqm employment floorspace between 2006 and 2016 (5,817 

sqm pa), of which 31,840sqm was completed between 2006 and 2013 (4,545sqm pa). 

4.6 At the AMR base date of 31 March 2016, a further 24,667sqm employment floorspace was under 

construction; this was more than at each of the previous monitoring points since 2016. 
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Figure 4.2 Employment land developed and under construction by year 

 

Source: Mid Devon AMR 2016 / Lichfields analysis 

Table 4.1 Employment floorspace developed and under construction by year 

 Developed (sqm) Under construction (sqm) 

2006/7 2,044 6,267 

2007/8 6,854 6,569 

2008/9 6,425 8,454 

2009/10 6,468 8,833 

2010/11 5,459 8,047 

2011/12 1,840 9,172 

2012/13 2,751 15,384 

2013/14 7,944 7,853 

2014/15 13,311 23,892 

2015/16 5,072 24,677 

Total 58,168 - 

Average 5,817 11,915 

Source: Mid Devon AMR 2016 / Lichfields analysis 

Type of employment development  

4.7 A breakdown of past completions by B Class sector is set out below. This shows that it is difficult 

to provide a definitive indication of which land use sector has been most dominant because 

many of the developments cut across a number of B Class sectors and there has been an even 

distribution of development in the three main B Class uses. 
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Table 4.2 Employment land developed by use class and year 

  B1a/b B1a/B1c,B2 B1/B8 B1c/B2 B2/B8 B8 B1/B2/B8 

2006/7 0 0 0 2,044 0 0 0 

2007/8 235 3,120 0 3,229 0 270 0 

2008/9 494 119 0 1,151 0 2,411 2,250 

2009/10 444 2,700 0 1,401 0 546 1,377 

2010/11 379 1,587 0 1,639 0 0 1,854 

2011/12 388 160 0 755 315 222 0 

2012/13 1,171 0 0 1,410 0 170 0 

2013/14 453 285 0 2,705 0 4,500 0 

2014/15 513 484 1,296 288 2,000 4,707 4,023 

2015/16 624 175 300 1,498 275 327 1,873 

 Total 4,701 8,630 1,596 16,120 2,590 13,153 11,377 

Source: Mid Devon AMR 2016 / Lichfields analysis 

4.8 Slightly more clarity can be achieved in respect of the sectoral composition of the floorspace that 

was under construction at the 2016 AMR monitoring point. As set out below, the majority of the 

floorspace that was under construction includes all three use classes (B1/B2/B8). There was a 

very limited amount of B1c/B2 floorspace under construction and a comparatively small amount 

of B8 floorspace. The most dominant individual use class was B1.  

Table 4.3 Employment land under construction at April 2016 by use class  

Use Class Amount of floospace under construction (sqm) 

B1a/b 3,397 

B1a/B1c,B2 1,738 

B1c/B2 209 

B8 1,304 

B1/B2/B8 18,029 

TOTAL 24,677 

Source: Mid Devon AMR 2016 / Lichfields analysis 

4.9 This pattern may have reflected the availability of land and/or the market demand for new 

premises. 

Distribution of development 

4.10 A review of Mid Devon Council’s employment monitoring data provides an understanding of the 

distribution of development across the District since 2006. It quantifies past developments in 

terms of the floorspace completed in four main settlements and the rest of the District.  

1 Despite being the largest settlement, and the administrative centre of Mid Devon, Tiverton 

accommodated less than 10% of new B Class floorspace between 2006 and 2016;  

2 Reflecting its location directly adjacent to the M5 motorway, Cullompton accommodated 

23% of total floorspace over the same period; 

3 Despite being just 8 miles from Exeter, Crediton is located further away from the motorway 

and is viewed predominantly as a location for indigenous economic growth. It 
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accommodated just 6% of total employment floorspace in Mid Devon between 2006 and 

2016; and, 

4 Bampton accommodated just 1% of additional floorspace. This again reflects its rural 

location and distance from the motorway, as well as its size and economic profile.  

Figure 4.3 Employment land developed by location, 2006-2016 

 

Source: Mid Devon AMR 2016 / Lichfields analysis  

Table 4.4 Employment floorspace developed by location and year (sqm) 

 Tiverton Cullompton Crediton Bampton Elsewhere 

2006/7 766 0 0 0 1,278 

2007/8 180 270 0 735 5,669 

2008/9 0 553 410 0 5,462 

2009/10 1,377 2,256 1,251 0 1,584 

2010/11 294 1,505 255 0 3,404 

2011/12 529 0 147 18 1,146 

2012/13 501 635 213 0 1,402 

2013/14 1,136 3,598 500 0 2,709 

2014/15 864 3,177 297 0 8,973 

2015/16 0 1,312 271 0 3,489 

Total 5,647 13,306 3,344 753 35,116 

Source: Mid Devon AMR 2016 / Lichfields analysis  

4.11 Perhaps most interestingly, 60% of total floorspace completed between 2006 and 2016 

(equivalent to 35,000sqm) was outside of the four main settlements. Of this total, 8,845 sqm 

(25%) has been completed in Halberton since 2013, which makes it the most significant 

settlement within Mid Devon for employment development over the past 3 years. 

4.12 On average, each development that has been completed within the main settlements have 

generated an additional 524sqm B Class employment, 27% more than the average size of 

developments elsewhere in Mid Devon (413sqm). Excluding the large development at Halberton 

from the analysis reveals that developments in the main settlements were, on average, 54% 

larger than those completed elsewhere in the District (341sqm).  
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Figure 4.4 Average size of completed B Class developments 

 

Source: Mid Devon Employment Land Surveys / Lichfields analysis 

4.13 The smaller scale of developments outside of the main settlements is not surprising, but their 

cumulative significance, both in terms of the number of proposals that have come forward and 

the amount of floorspace that has been completed, highlights the importance of the whole 

district (i.e. beyond the main settlements) to the local economy. The 2016 Commercial Land 

Availability Report referred to “a strong demand for smaller windfall sites” (paragraph 23.5). It 

will be important to reflect this in the future. 

Loss of Employment Land 

4.14 The Council’s Commercial Land Availability Reports records that a total of 1.5 ha of employment 

land (Class B) has been lost in Mid Devon over the 10 year period between 2006/07 and 

2015/16, equivalent to an average of 0.15ha per annum.  

Table 4.5 Employment land losses 

Year  Employment Land Lost (ha)  

2006/07 0.86 

2007/08 0.06 

2008/09 0.02 

2009/10 0.039 

2010/11 0.138 

2011/12 0.106 

2012/13 0.111 

2013/14 0.03 

2014/15 0.03 

2015/16 0.108 

Total  1.502 

Source: Mid Devon Employment Land Surveys / Lichfields analysis 
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4.15 Full details of the developments that have resulted in a loss of employment land are detailed in 

Appendix 1. This highlights the following key trends: 

1 Data is only available regarding the previous use of 26 schemes (resulting in the loss of 

0.385ha employment land), but of these, 22 proposals (resulting in the loss of 0.295ha) 

were previously in use solely for Class B1 purposes; 

2 The majority of land that has been lost (75%) has been reused for residential purposes; 

3 Over 50% of the total amount of B class land that has been redeveloped for non-

employment purposes was lost in 2006/7; 

4 Since 2007, the loss of employment land has been much less significant, peaking at an 

average of 0.12ha between 2010/11 and 2012/13; and, 

5 37 schemes (resulting in the loss of 0.5ha employment land) were located in the main 

settlements in Mid Devon, compared to 10 larger schemes (resulting in the loss of over 1ha 

of employment land) elsewhere within the District.  
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5.0 Consultation 

5.1 The PPG states that consultation with a range of agents and local businesses is an important 

element of understanding the existing and future employment needs for a given area. The 

consultation stage of this ELR Update has helped to identify key economic issues and views on 

current and anticipated future economic conditions. It has also assisted in developing an 

understanding of the ways in which the planning system can respond to and support the 

economic well-being of the local authority area.  

5.2 As part of this consultation process, we undertook a stakeholder session with Mid Devon’s 

Economic Development Officer and a representative of the Heart of the South West Local 

Enterprise Partnership (LEP). Separate interviews/surveys were also conducted with a range of 

local businesses and a commercial developer within the area. The Economic Development 

Officer provided details of the organisations to contact and provided introductions for the study 

team.  

Council Officer and LEP Interview 

5.3 A joint interview was held with the Council’s Economic Development Officer and a 

representative of the LEP. The interview sought to understand the characteristics of the local 

economy, local market conditions and the strength of particular economic sectors. 

Current Economic Conditions  

5.4 Both the Council officer and LEP representative considered the current economic conditions 

within Mid Devon to be largely positive. In particular, it was indicated that Mid Devon was 

nearing full employment, albeit there was considered a need to create higher skilled jobs and to 

retain the skilled workforce.  

5.5 Key economic sectors were identified as being agriculture, manufacturing and logistics. This was 

explained as being due to the general rural nature of the area but with the availability of access 

to the M5 providing strategic transport links for freight. As for manufacturing, it was indicated 

that much of this was linked to the surrounding agricultural uses (e.g. food manufacturing) but 

that Mid Devon was also home to niche manufacturing business that were highly successful, for 

example, Devon Paper Mill, Heathcote Fabrics and Graphics Plc were each highlighted as 

companies within Mid Devon that were global leaders in their respective fields.  

5.6 Tourism was also highlighted as an important employment sector within the local economy and 

it was stated that there are approximately 670 tourism businesses across the authority area. It 

was noted that the Mid Devon’s tourism sector benefits from proximity to a range of locations 

across the South West, as well as it being more affordable. Together, these have resulted in the 

area having successfully expanded as a tourist destination in its own right and as a base to visit 

wider destinations. 

5.7 Discussions revealed that Mid Devon had experienced significant levels of recent inward 

investment from a range of companies, including Hermes, DFS, Hopkins Machinery, Dragonfly 

Foods and Matthew Flower Group. Additionally, it was noted that a number of well-established, 

local companies had also recently expanded or were in the process of doing so. The M5 corridor 

was identified as seeing the majority of inward investment due to the strategic access that it 

provides beyond Mid Devon. Indigenous growth was considered more likely to take place in 

Crediton and rural locations.  

5.8 The Council officer identified that all Council-owned B-Class floorspace has been let, but that it 

is continuing to receive significant levels of enquiries from a range of businesses seeking B-Class 
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accommodation. These enquiries are coming from local businesses and inward investors. The 

officer highlighted that he works with other landowners to try and accommodate these 

requirements but that there is currently a general lack of suitable sites to meet demand. 

Furthermore, the Council is also working closely with neighbouring authorities including Exeter 

and Teignbridge to share inward investment enquiries and seek to accommodate demand for 

employment floorspace. The lack of available employment land was considered a fundamental 

barrier to employment growth in the authority area. 

5.9 Another key constraint to business and employment growth (that is related to the lack of 

employment land) was identified to be infrastructure requirements, particularly transport 

infrastructure and availability of high quality broadband connections. The Council officer 

highlighted that a number of otherwise attractive potential sites for employment development 

are not coming forward because of highway concerns, whilst the timeframe for transport 

infrastructure to be delivered is seen as delaying business growth in the area. The problem was 

deemed to be even more acute away from the M5 corridor, with rural areas’ lack of 

infrastructure (e.g. transport network, broadband/utilities) hindering employment 

opportunities.  

Future Needs 

5.10 Both the Council officer and LEP representative noted that whilst businesses had previously 

tended to concentrate in and around Exeter, they were now looking further afield provided that 

transport links (e.g. M5) were available. As such, it was considered that Mid Devon was likely to 

benefit from increased inward investment in the future provided constraints surrounding the 

supply of employment land could be addressed.  

5.11 The majority of enquiries for employment space to date have related to sectors that are already 

well represented in the local area, although it was suggested that there is a future need to try and 

diversify to grow professional services and create higher skilled jobs. It was acknowledged that 

this would be a challenge and the potential for growth of these sectors will depend on what 

services are expanding nationally. In particular, it was felt that technical services and research 

and development (R&D) were areas that could be expanded in Mid Devon, as a result of 

opportunities provided by the Government’s Garden Village proposal (e.g. energy / 

environmental technology) and due to the proximity of Exeter University.  

5.12 It was also considered that there needs to be a shift towards delivery of higher quality 

accommodation in the future, which in itself may aid the expansion of the professional 

services/R&D market. The implication of this is that, going forward, quality will need to be 

considered alongside quantity when seeking to identify land for employment development.  

5.13 The loss of employment land to higher value developments (e.g. housing) was identified as a 

particular concern, and a trend that has the potential to result in local businesses having to 

relocate outside of Mid Devon. This was an interesting comment given that the evidence 

suggests that losses of employment land have been relatively limited, albeit that the dominant 

trend has been for redevelopment for residential purposes. The risk of business losses more 

generally was deemed to depend on the nature and management of specific companies and their 

resilience.  

5.14 Both the Council officer and LEP agreed that the departure of the UK from the EU was likely to 

create hardship for more traditional businesses such as farming (of which Mid Devon has over 

500 farming businesses). However, it was considered that Government’s response in terms of 

additional funding was likely to be more pivotal than any deal with the EU. Furthermore, it was 

suggested that being outside the EU was likely to make the UK more self-reliant in terms of food 

and energy security, which may also offer opportunities for new businesses in a rural location 
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such as Mid Devon. Consequently, it was considered that the uncertainty surrounding ‘Brexit’ 

would not necessarily lead to significant losses in employment in Mid Devon. 

5.15 Expectations for higher levels of growth than in the past few years were expressed. Consequently 

concern were raised about the forecast figures for employment growth in Mid Devon, with the 

Council officer stating that all three baseline figures appeared rather soft based on his 

experience within the authority area. The Council officer deemed that there should not be any 

loss of employment land from the Local Plan given the number of enquiries the authority is 

receiving and the difficulty experienced in accommodating these business needs. The LEP 

representative agreed with this position, acknowledging the compelling case for employment 

land in the area.  

Business Interviews  

5.16 Gaining an insight from businesses that are based or operate within Mid Devon has provided 

another perspective on the local economy and the key issues for the future. A variety of 

businesses within Mid Devon were contacted to take part in the study which resulted in 

interviews with five companies being undertaken.  

Company Characteristics  

5.17 Four of the companies interviewed were in the manufacturing sector, including two within food 

manufacturing processes; the remaining company was a logistics business. Whilst based in Mid 

Devon, all of the businesses interviewed served either a national or international market.  

5.18 Three of the companies are small medium enterprises, employing between 90 and 180 members 

of staff in Mid Devon, while the other two companies both employed more than 250 staff in Mid 

Devon.  

5.19 All of the companies had strong ties to Mid Devon having been established in the area for a 

considerable time – the longest quoted as 99 years, while the shortest was 9 years. When asked 

for their main reasons for staying in the area, some cited historical reasons (e.g. due to the 

company having started in the local area) while other reasons included the cost-effectiveness of 

the location, access to labour and quality of life.  

Current Premises  

5.20 The businesses each occupied a mixture of warehousing/industrial units that were located at a 

variety of locations including a town centre site, edge of centre sites, and on a purpose built 

industrial estates in a more rural location. The size of the current premises ranged from 

approximately 65,000sqft to over 400,000sqft.  

5.21 All of the businesses interviewed had expanded their operations in the last five years and the 

majority of these were able to do so at their current sites. However, due to lack of available space 

one company had to expand its operations at a site in close proximity to its main premises. 

Additionally, due to site constraints, another company had been required to rent off-site parking 

facilities for its staff in order to more effectively utilise the previous on-site park area for 

operational purposes.  

5.22 Only one of the companies said that it had any vacant/surplus space at its existing site and the 

level of surplus space in that instance was limited (less than 5%).  

5.23 All of the business rated their location as either good or excellent, although two companies 

raised concerns about the ability to further expand operations at their current location due to a 

limited availability of land/site constraints. The quality of existing accommodation was viewed 

positively, with views ranging from satisfactory to excellent.   
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Current Economic Conditions 
5.24 The overall consensus was that economic conditions are strong. However, the market for each of 

the companies surveyed was beyond Mid Devon, with very little trade taking place within the 

authority area.  

5.25 Two respondents specifically referred to ‘Brexit’ and highlighted the economic uncertainty 

surrounding Great Britain’s likely departure from the EU. Both respondents felt that there had 

been no significant impacts to their businesses to date, although one expressed concerns about 

the potential loss of a large number of existing employees that are EU foreign nationals and the 

ability to meet future recruitment requirements. 

Expansion Needs  

5.26 One of the food manufacturing companies interviewed has been actively seeking additional 

premises for approximately 2 years in order to establish new processing facilities, due to an 

inability to increase operations at its current site. The company highlighted that it had initially 

sought a town centre site in close proximity to its existing facility but had expanded its search to 

include other industrial spaces. However, despite receiving helpful advice from Mid Devon 

District Council it had yet to find a suitable option. Consequently, consideration was now being 

given to the potential for developing a new site for the additional processing facility, although 

this was not a desirable option due to the costs involved. The company highlighted that its 

inability to grow the business has resulted in its already having been unable to exploit 

commercial opportunities that have arisen, and was concerned that this might happen again in 

the future. Furthermore, it was indicated that although it was absolutely invested in staying 

within Mid Devon, it might, as a final resort, have to consider alternative locations outside the 

authority area. 

5.27 Another company felt that it had sufficient space at its premises for the next 4 to 5 years, but 

beyond that it anticipated a need for further floorspace (approx. 10,000sqft). This was despite 

the company having completed a recent expansion of circa. 15,000sqft at its current site in 2016.  

The company, which is located on an existing industrial estate at the edge of Crediton, raised 

concerns that further expansion may not be possible due to lack of vacant units/plots at their 

site and the need for any additional floorspace to directly adjoin its existing workspace due to 

the nature of its manufacturing process.  

5.28 The other three companies interviewed each expected their business to grow to such an extent 

that they will require more floorspace at some stage over the next 5 years. All of these companies 

identified a preference to expand at their current location.  

5.29 Two of the companies interviewed stated that they previously had been offered attractive 

incentive packages to move to alternative locations outside of Mid Devon (e.g. grants and quality 

accommodation). However, both firms elected to remain and expand their operations in Mid 

Devon. Factors that influenced those decisions included loyalty to existing workforce and close 

access/relationship to relevant skilled workforce and suppliers. However, both companies 

indicated that careful consideration would need to be given should attractive alternative options 

be presented in the future. 

Barriers to Future Employment Growth 

5.30 Lack of available sites/land was deemed the most pertinent barrier to future employment 

growth in Mid Devon. As highlighted above, one of the food manufacturing companies 

explained the difficulties that they had already faced in finding additional premises to expand 

their operations, with a search for a new site still on-going after two years. This company also 

provided anecdotal evidence about other food/farming businesses based within Mid Devon that 
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are also finding it difficult to maximise their operations or expand due to lack of employment 

space. Other companies also indicated that they have been unable to expand their operations at 

their current sites.  

5.31 Another key obstacle that could prevent business growth in in Mid Devon was considered to be a 

limited availability of employees. It was indicated by two companies that the area has a very low 

unemployment rate while there is a need to attract/retain new talent and higher skilled workers 

in the area.   

Views on Future Employment Land 

5.32 The majority of the companies with whom we spoke suggested that the scale of employment 

land planned for allocation within the Local Plan appeared reasonable. One company that had 

recently been searching for a new site felt the figure was very low, given the current lack of 

availability of suitable industrial sites. However, another company expressed doubts about the 

level of skilled workers available to meet this identified need.  

5.33 When asked about likely future growth sectors in Mid Devon, there was a general uncertainty 

over the likelihood of growth in sectors other than their own. One of the companies highlighted 

that it would like to see growth in the technology sector in Mid Devon in the future but did not 

feel there were pro-active measures being taken to encourage the growth of this sector.  

5.34 Consistent responses were received in connection to where employment land is required in the 

future, with the following areas being recognised as the most appropriate locations for 

employment land:  

1 Tiverton; followed by, 

2 Areas with close links to the M5 or A-roads; and then followed by, 

3 Cullompton or Crediton. 

Commercial Developer’s Perspective 

5.35 As part of the Employment Land Review, engagement also took place with a long-term, active 

developer of employment land within Mid Devon. This provided specific commercial insights 

into the issues affecting delivery of employment land in Mid Devon.  

5.36 The developer is currently in the process of completing Hitchcocks Business Park, an 8ha site 

with circa. 250,000sqft of B1, B2 and B8 accommodation, located approximately 1.2 miles from 

Junction 27 of the M5. The business park has been developed speculatively and accommodates a 

variety of businesses from smaller regional firms to international companies with unit sizes 

varying from 3,500sqft to 60,000sqft.  

5.37 The developer identified that the majority of Hitchcocks Business Park is less than 3 years old 

and that of the 250,000sqft of floorspace on the site, only 6,000 sqft (2.4%) has yet to be let, 

although this has not yet been fully completed and prepared for occupation. This demonstrates a 

clear recent demand for new employment floorspace within Mid Devon.  

5.38 Similar to other businesses within the area, the developer perceived current economic 

conditions within Mid Devon as being good, with a stable demand for employment units in the 

area. In particular, accessibility to the M5 was deemed to be a positive factor that impacts on 

Mid Devon’s economic conditions, while access to the principal road network was again seen as 

an essential characteristic for the location of future employment land supply. 

5.39 Although some uncertainty was expressed in terms of future economic outlook, the developer 

felt confidence that demand will remain for employment units within the area and identified 
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that he would soon be submitting a new planning application for 32,500sqm B1, B2 and B8 

accommodation in the authority area.  

5.40 In general, distribution was considered to be a likely growth area in Mid Devon due to the 

transport links and belief that the online retail market will become more dominant.   

5.41 The main obstacle to further development of commercial land within Mid Devon was considered 

to be the potential inability to achieve planning permission within the authority area. It was 

identified that options outside of the region would instead be sought should planning become 

unachievable.  

Conclusion 

5.42 The key issues arising from the consultation discussions can be summarised as follows: 

1 The local economy in Mid Devon is healthy with high demand for employment premises, 

significant levels of recent inward investment and high levels of employment, albeit that it 

would be strengthened by attracting higher skilled jobs.  

2 Key sectors include agriculture, manufacturing, logistics and tourism.  

3 The M5 is a major boost to the economy of the area and its attractiveness as an economic 

centre, but the local economy otherwise remains closely tied to the rural character of the 

area.  

4 The shortage of available employment land and floorspace is viewed as a major problem 

and a potential risk to the future well-being of the economy. The availability of land was 

also seen as a barrier to the expansion of existing businesses and one which could result in 

their being forced to relocate outside of Mid Devon.  

5 The level of employment land need identified in the Local Plan Review was generally 

considered to be appropriate, and there was significant concern about the implication of 

providing for any lower level of employment land.  
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6.0 Future Requirements for Employment 
Space 

6.1 This section considers the level of employment growth that is expected in Mid Devon over the 

period from 2013 to 2033. Drawing upon a number of methodologies, it provides 

recommendations on the amount of employment land that is likely to be required over the 20 

year period. 

6.2 Whilst consideration is given to changes in employment levels across all sectors of the economy, 

the key focus of this section is to identify the space requirements of B class sectors. This is due to 

the differences in the approaches that are employed to appraise requirements of B class 

employment space (based on job growth) and the space requirements associated with non-B 

class sectors (based on an assessment of need – e.g. visitor numbers and retail/leisure 

expenditure levels etc.) 

Methodology 

6.3 A number of potential future economic scenarios have been developed to provide a framework 

for considering future economic growth needs and B class employment space requirements 

within Mid Devon to 2033. These scenarios draw upon: 

1 Projections of employment growth in the main B class sectors (labour demand) derived 

from economic forecasts produced by Experian Business Strategies, Cambridge 

Econometrics and Oxford Economics for the Plan period; 

2 Consideration of past trends in completions of employment space based on 

monitoring data collected by Mid Devon District Council and how these trends might 

change in the future; and, 

3 Estimating future growth of local labour supply drawing upon the Mid Devon Strategic 

Housing Market Assessment (SHMA) and the latest (2014 Sub National Population 

Projections). 

6.4 Each of these approaches has limitations and consideration needs to be given as to how 

appropriate each is to circumstances in Mid Devon. As such, it is necessary to consider the 

outputs from each, along with other (qualitative) indicators in order to give a robust view of 

future employment space needs. This section will use all of the forecasts as well as qualitative 

indicators to come to a conclusion on how much employment land is required for the area up to 

2033. Particular consideration has been given to the need to adjust the forecasts associated with 

the 3 main approaches summarised above in order to reflect local circumstances and the specific 

needs of the economy in Mid Devon. 

Forecast of Employment Growth 

6.5 Our assessment of future employment land requirements has been informed by an 

understanding of the likely changes in the job requirements of different economic sectors. 

Forecasts of employment growth in Mid Devon were prepared by Experian Business Strategies 

Ltd, Cambridge Econometrics and Oxford Economics. Taking account of recent trends and 

anticipated future regional and national macroeconomic assumptions, these show the changing 

level of employment in different economic sectors over the 20 year period between 2013 and 

2033. The forecasts also include back-dated forecasts, as summarised in Table 6.1: 
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Table 6.1 Overview of econometric forecasts 

 Date for forecast Forecast period No. economic 
sectors 

Experian Business Strategies (Experian) June 2017 1997-2037 38 

Oxford Economics (OE) July 2017 1991-2037 19 

Cambridge Econometrics (CE) August 2017 1991-2033 12 

Source: Experian Business Strategies, Oxford Economics, Cambridge Econometrics, 2017 / Lichfields analysis 

6.6 Consideration has been given to the employment growth, as well as the floorspace and land 

requirements associated with the individual forecasts and the average of the figures produced by 

each of the three agencies. This approach recognises the variations that are inherent within 

forecasts produced by particular agencies, and seeks to overcome any bias that might otherwise 

be inherent within the consideration of a single set of projections. It reflects the approach that 

was advocated by the Inspector into the South Worcestershire Development Plan in his interim 

conclusions: 

“It is more difficult to indicate clearly how the employment growth stage of the analysis should 

be conducted, principally because of the large variations in the employment forecasts provided 

to the examination. As a first step in this stage, therefore, the Councils will need to satisfy 

themselves that they have up-to-date and realistic employment forecasts to inform the 

analysis. This is likely to mean examining and comparing forecasts from more than one source 

to ensure as far as possible that any they rely on are representative of the likely economic 

situation over the Plan period”. (Stage 1 of the Examination of the South Worcestershire 

Development Plan: Inspector’s Interim Conclusions, Paragraph 45) 

Employment growth in Mid Devon 

6.7 In summary, Experian and CE each forecast a larger level of employment growth over the Plan 

period compared to OE. Table 6.2 provides an overview of the anticipated level of employment 

growth as forecast by each of the agencies, whilst Figure 6.1 considers the projected change in 

the context of past trends. 

Table 6.2 Forecast employment change in Mid Devon, 

 Experian OE CE Average 

2013-2033 +6,800 +4,205 +7,270 +6,092 

Source: Experian Business Strategies, Oxford Economics, Cambridge Econometrics (all 2017) / Lichfields Analysis 
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Figure 6.1 Forecast employment change in Mid Devon 

 

Source: Experian Business Strategies, Oxford Economics, Cambridge Econometrics (all 2017) / Lichfields Analysis 

6.8 The sectors considered by each of the forecasts relate to the UK Standard Industrial 

Classification (SIC) codes groups (UK SIC, 2007) and have been categorised into the standard 

employment use classes (i.e. B1a/b, B1c/B2, B8); those that do not fall into the B class sectors 

have been defined as “other” or “non B”. In undertaking this categorisation process, Lichfields 

has taken account of the fact that some of the sectors might fall into more than one land use 

category whilst some jobs in non-B Class sectors utilise industrial or office space. A summary of 

these sectors and the UK Standard Industrial Classification (SIC) code groups to which they 

relate is detailed in Appendix 2. 

6.9 The result of this process is set out in Table 6.3 which shows a breakdown of the average figure 

for Mid Devon by use class: 

Table 6.3 Breakdown of employment change by use class (2013-2033) 

Use Class Experian OE CE Average 

Total change % of total change 

Offices (B1a/b) 1,528 1,500 2,562 1,863 30.6% 

Manufacturing (B1c/B2) -755 -29 309 -158 -2.6% 

Distribution (B8) 808 573 407 596 9.8% 

B Class Total 1,581 2,045 3,277 2,301 37.8 

Non-B 5,219 2,160 3,993 3,791 62.2% 

Total 6,800 4,205 7,270 6,092 100.0 

Source: Experian Business Strategies (2016), Oxford Economics, Cambridge Econometrics (2015) 
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Figure 6.2 Breakdown of employment change by use class (2013-2033) 

 

Source: Experian Business Strategies (2016), Oxford Economics, Cambridge Econometrics (2015) 

6.10 The level of change anticipated in each sector by the three forecasters is summarised in Table 

6.4 below: 

Table 6.4 Projected employment change, 2013-2033 

 B1a/b B1c/B2 B8 Non-B 

Experian 38.1% -15.6% 35.5% 28.6% 

OE 32.9% -0.5% 29.3% 11.3% 

CE 49.9% 5.7% 19.8% 21.9% 

Average 40.8% -3.0% 28.4% 20.4% 

Source: Experian Business Strategies, Oxford Economics, Cambridge Econometrics (all 2017) 

6.11 Table 6.5 provides an overview of the fastest growing sectors and those that are expected to 

experience the most significant loss of employment over the period between 2013 and 2033. We 

have sought to identify the sectors which at least two of the three agencies forecast 

growth/decline.  

Table 6.5 Fastest growing and declining employment sectors in Mid Devon (2013-2033) 

Sector Use Class Employment Change (2013-2033) 

Experian OE CE 

% # % # % # 

Wholesale B2 / B8 / Non-B +30 700 +21.1 1,048 +8.6 457 

Land Transport B8 / Non-B +42.9 600 +39.1 541 +34.1 481 

Professional Services B1 / Non-B +60 900 +64.5 1,128   

Accommodation and Food Services Non-B +35.3 600 +11.3 195 +36 640 

Administration & Supportive Services B1 / Non-B +42.9 600 +32.2 524   

Recreation Non-B +50 500 +44.1 507   

Construction Non-B +22.2 200 +41.4 1,126 +49.6 1,324 
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Manufacturing B2 -35.3 -1,200 -12.3 -509 -4.7 -190 

Key:  GREEN = B class sector ORANGE = Part B class sector RED = Non B class sector 

Source: Experian Business Strategies (2016), Oxford Economics, Cambridge Econometrics (2015) 

6.12  This analysis demonstrates that growth in employment in Mid Devon will be in a range of 

different sectors which fall within B and non-B use classes. Whilst this reflects the diversity of 

the local economy, the dominance of non-B Class sectors is particularly apparent. It is, however, 

noted that OE and CE anticipate that the proportion of total employment within non-B sectors 

will fall slightly between 2013 and 2033, albeit that these activities will still account for between 

58% and 65% of total employment2 in Mid Devon. 

6.13 Each of the forecasting agencies anticipate an increase of between 1.7 and 3.6 percentage points 

in the proportion of total employment being within the B1a/b sector. By the end of the Plan 

period, B1a/b activities are expected to account for between 43% and 48% of B class 

employment. This is noteworthy given the concerns that have been expressed about the reliance 

on low value sectors and the desire to create higher skilled jobs and boost the profile and 

representation of higher value activities. 

6.14 Despite being the most significant B Class sector in 2013, accounting for between 43% and 45% 

of B Class employment (and between 15% and 17% of total employment) in Mid Devon, all three 

agencies forecast a decline in manufacturing employment over the Plan period. However, 

B1c/B2 employment includes parts of other sectors beside manufacturing3 and, as a result, CE 

forecasts a growth in B1c/B2 employment (despite a decline in the manufacturing sector). 

Experian and OE both forecast a decline in B1c/B2employment. It is indicated that, by 2033, 

B1c/B2 activities will account for between 32% and 39% of B Class employment (11%-15% of 

total employment). These forecasts show that it will continue to be an important part of the local 

economy, but that employment in this sector will reflect the trends anticipated in the wider 

economy. However, the trend identified by the forecasts is not reflected in the views of the 

consultees with whom we spoke. The Council is keen to emphasise that it does not have a 

strategy of “deindustrialisation”. There are strong local links between manufacturing and the 

rural economy, although the Council is concerned that these have not been sufficiently taken 

into account by macroeconomic forecasts. In particular, there is a strong food and drink 

manufacturing, green economy and high tech  sector, which bucks the national trend on 

manufacturing. We consider the implications of this in our Key Sectors Scenario below. 

6.15 In contrast to the other broad use class categories, B8 activities account for a more limited 

proportion of jobs within Mid Devon (accounting for 16%-20% of B Class employment and 6-7% 

of total employment in 2013). CE anticipates that the comparative significance of this sector will 

remain largely unchanged over the Plan period, whilst Experian and OE both anticipate an 

increase, such that by 2033 it will account for between 18% and 24% of B Class employment and 

(between 7% and 8% of total employment in Mid Devon). 

6.16 Table 6.6 and Figure 6.3 provides an overview of the economic profile of Mid Devon in 2013 and 

2033, as anticipated by each of the forecasters.  

Table 6.6 Makeup of Jobs at 2033 

 Experian OE CE Average 

2013 2033 2013 2033 2013 2033 2013 2033 

Offices (B1a/b) 13.6% 15.3% 14.6% 17.1% 16.6% 20.2% 15.0% 17.6% 

                                                                                                                                                                                                                                              
2 The range of figures set out in paragraphs 6.12-6.15 reflect the different figures provided by Experian, OE and CE 
3 As detailed in Appendix 2 
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 Experian OE CE Average 

Manufacturing (B1c/B2) 16.5% 11.3% 17.6% 15.5% 17.6% 15% 17.2% 13.9% 

Distribution (B8) 7.7% 8.5% 6.3% 7.1% 6.6% 6.4% 6.9% 7.4% 

Non-B 62.2% 64.9% 61.5% 60.3% 59.1% 58.3% 60.9% 61.1% 

Source: Experian Business Strategies, Oxford Economics, Cambridge Econometrics, 2017/ Lichfields analysis 

Figure 6.3 Composition of Jobs at 2013 

 

Source: Experian Business Strategies, Oxford Economics, Cambridge Econometrics, 2017/ Lichfields analysis 

Employment change over time 

6.17 As shown in the below table, the overall level of employment growth identified by all three 

forecasters is projected to be higher between 2013 and 2033 compared to the 10 year period 

2003 to 2013 and the 15 year period 1998 to 2003. 

Table 6.7 Comparison of Historic Job Growth 

 Employment Growth 

1998-2013 2003-2013 2013-2033 

Experian 4,800 (19.5%) 3,600 (13.95%) 6,800 (23.1%) 

OE 2,072 (7.1%) 2,217 (7.6%) 4,205 (13.5%) 

CE 3,282 (11.9%) 1,786 (6.1%) 7,270 (23.5%) 

Average 3,385 (12.5%) 2,534 (9.1%) 6,092 (20.0%) 

Source: Experian Business Strategies, Oxford Economics, Cambridge Econometrics, 2017/ Lichfields analysis 

6.18 Experian and CE both show a more muted level of annualised growth between 2003 and 2013 

compared to the longer term 1998-2013 period, whilst conversely, the OE figures show a higher 

level of growth from 2003, stemming from a reduced level of loss in B1c/B2 employment. 

6.19 As to the broad sectoral composition of the past employment change: 

1 All three forecasters indicate a more positive position in terms of B1c/B2 employment over 

the 10 years to 2013, compared to the period from 1998; but, 

2 All three indicate a significantly lower level of annualised growth in B1a/b employment over 

the same 10 year period; 
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3 Experian and OE also indicate a lower level of growth for B8 sectors in the 10 years to 2013, 

whilst CE shows the opposite position; 

4 Experian shows a higher level of growth in non-B employment in the 10 years to 2013 

compared to the longer term position from 1998, whilst OE and CE show a lower level of 

growth over the shorter term past. 

Figure 6.4 Comparison of Historical and Future Employment Forecasts   

 

Source: Experian Business Strategies, Oxford Economics, Cambridge Econometrics, 2017/ Lichfields analysis 

Comparison with National Forecasts 

6.20 The following table shows the forecast employment change in Mid Devon Council compared 

with the forecast for the UK. OE does not provide a forecast for the UK and therefore this 

section compares Experian and CE only. 

Table 6.8 Forecast employment change in England and Mid Devon 2013-2033 

 Mid Devon  UK 

 Experian CE Experian CE 

Offices (B1a/b) 38.1% 49.9% 21.7% 22.1% 

Manufacturing (B1c/B2) -15.6% 5.7% -3.9% -5.8% 

Distribution (B8) 35.5% 19.8% 20.5% 11.3% 

Total B Class Jobs 14.2% 26% 14.9% 13.2% 

Non-B Class 28.6% 21.9% 19.3% 14.2% 

Total Jobs in All Sectors 23.1% 23.5% 17.4% 13.8% 

Source: Experian Business Strategies, Cambridge Econometrics, 2017/ Lichfields analysis 
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Figure 6.5 Forecast employment change in England and Mid Devon 2013-2033  

 

Source: Experian Business Strategies, Cambridge Econometrics, 2017/ Lichfields analysis  

6.21 The total number of jobs growth in Mid Devon is forecast by Experian and CE to outperform the 

national forecast by some margin. This is quite surprising given the location of Mid Devon and 

the fact that smaller, more rural economies tend not to perform so strongly as that of the UK as 

a whole. However, it may reflect the fact that Mid Devon is more sheltered from the wider 

trends affecting the national economy. In terms of total B Class jobs, Experian states that the UK 

will slightly outperform Mid Devon (0.7 percentage points better) whilst CE states that Mid 

Devon will perform substantially better (12.8 percentage points better) than the UK forecast. 

The reason behind the divergence in figures is that Experian forecasts a large decline (-15.6%) in 

B1c/B2 sector employment in Mid Devon compared to CE which forecasts a growth of 5.7%. 

6.22 In terms of non-B Class jobs both Experian and CE forecast that Mid Devon will outperform the 

UK. Experian forecasts that Mid Devon will outperform the UK by 9.3 percentage points whilst 

CE predicts that Mid Devon will outperform the UK by 7.7 percentage points. This is not 

surprising given that Mid Devon is a tourist destination that benefits from a large percentage of 

tourism and leisure based jobs, and that its economy is also heavily reliant upon the agricultural 

sector. 

6.23 Experian forecasts that B1c/B2 jobs will decline by 15.6% compared with a decline in the UK of 

only 3.9%. CE forecasts that B1c/B2 jobs will increase by 5.7% in Mid Devon but decline by 5.8% 

in the UK. 

6.24 In terms of growing and declining sectors nationally, the sectors provided by Experian and CE 

are not directly comparable. However, some broad conclusions can be drawn: 

1 Nationally, Experian and CE show that manufacturing sectors are expected to experience 

the most significant level of decline in absolute terms. The local forecasts for Mid Devon 

also include this trend. 
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2 The mining and extraction industry is expected to experience the most significant level of 

relative decline nationally. This sector is also forecast to experience considerable (relative) 

decline in Mid Devon, albeit that the implication in terms of actual job numbers is limited. 

3 The Experian forecasts show commonality between Mid Devon and the UK in terms of the 

high levels of actual and relative growth between 2013 and 2033 in the following sectors: 

a Professional services (Mid Devon: +60%; UK: +32%); 

b Recreation (Mid Devon: +50%; UK: +25%); 

c Land transport (Mid Devon: +43%; UK: +28%); 

d Administration (Mid Devon: +43%; UK: +27%); and, 

e Accommodation and food (Mid Devon: +35%; UK: +33%). 

4 The CE forecasts show commonality in terms of the following high growth sectors between 

2013 and 2033: 

a Finance and business (Mid Devon: +57%; UK: +23%); 

b Energy (Mid Devon: +52%; UK: +20%), albeit that this growth is built upon a low local 

employment base in Mid Devon; 

c Construction (Mid Devon: +50%; UK: +20%); 

d Information and communication (Mid Devon: +36%; UK: +25); and, 

e Accommodation (Mid Devon: +36%; UK: +21). 

5 It is again noteworthy that the level of percentage growth within each sector in the UK is 

markedly lower than that of Mid Devon. 

6 The sectors with the highest absolute growth are also similar: 

a CE forecast the highest level of absolute employment growth in the finance and 

business service sector at both a national and local level; 

b Experian forecasts that professional services will experience the highest level of 

absolute growth in the UK, and the second highest level of absolute growth in Mid 

Devon (after agriculture) between 2013 and 2033. 

Comparison with Regional Forecasts 

6.25 The following table shows the forecast employment change in Mid Devon Council compared 

with the forecast for the South West of England Region (SW). OE does not provide a forecast for 

the South West and therefore this section compares Experian and CE only. 

Table 6.9 Comparison with Regional Forecasts 

 Mid Devon Council South West 

Experian CE Experian CE 

Offices (B1a/b) 38.1% 49.9% 25.7% 24.9% 

Manufacturing (B1c/B2) -15.6% 5.7% -5.2% -6.7% 

Distribution (B8) 35.5% 19.8% 33.5% 17% 

Total B Class Jobs 14.2% 26% 17.3% 13.9 

Non-B Class 28.6% 21.9% 19.9% 12.6% 

Total Jobs in All Sectors 23.1% 23.5% 18.4% 13.4% 

Source: Experian Business Strategies, Cambridge Econometrics, 2017/ Lichfields analysis 
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6.26 As with the national trends, the total number of jobs growth in Mid Devon are again forecast by 

Experian and CE to outperform the South West’s forecast by some margin. In terms of total B 

Class jobs Experian states that South West will slightly outperform Mid Devon (3.1 percentage 

points higher) whilst CE states that Mid Devon will perform substantially better (12.1% 

percentage points higher) than the Mid Devon forecast. The reason behind the divergence in 

figures again relates to the differences in the forecast for future employment in the B1c/B2 

sector as identified by the two agencies. 

Figure 6.6 Comparison with Regional Forecasts  

 

Source: Experian Business Strategies, Cambridge Econometrics, 2017/ Lichfields analysis 

6.27 A comparison between the local and regional forecasts reveals a very similar position to the 

comparison between the national and local forecasts, in terms of: 

1 Experian and CE show that manufacturing sectors are expected to experience the most 

significant level of decline in absolute terms at a regional and local level. 

2 The mining and extraction industry is expected to experience the most significant level of 

relative decline across the South West.  

3 The Experian forecasts show commonality between Mid Devon and the South West in 

terms of the high levels of actual and relative growth between 2013 and 2033 in the 

following sectors: 

a Professional services (Mid Devon: +60%; SW: +52%); 

b Recreation (Mid Devon: +50%; SW: +29%); 

c Land transport (Mid Devon: +43%; SW: +47%); 

d Administration (Mid Devon: +43%; SW: +32%); and, 

e Accommodation and food (Mid Devon: +35%; SW: +27%). 

4 The CE forecasts show commonality in terms of the following high growth sectors between 

2013 and 2033: 

a Finance and business (Mid Devon: +57%; SW: +27%); 
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b Construction (Mid Devon: +50%; SW: +20%); 

c Other services (Mid Devon: +50%; SW: +23%); 

d Information and communication (Mid Devon: +36%; SW: +25); and, 

e Accommodation (Mid Devon: +36%; SW: +28). 

5 It is noteworthy that the level of percentage growth within each sector in the South West is 

again markedly lower than that of Mid Devon; 

6 The sectors with the highest absolute growth are also similar: 

a CE forecast the highest level of absolute employment growth in the finance and 

business service sector at both a regional and local level; 

b Experian forecasts that professional services will experience the highest level of 

absolute growth in the South West, and the second highest level of absolute growth in 

Mid Devon (after agriculture) between 2013 and 2033. 

6.28 As illustrated in Figure 6.7, it is evident that there is a much closer alignment between the South 

West and the UK than between Mid Devon and either the South West or the UK in terms of the 

forecast levels of employment change in the key sectors 

Figure 6.7 Comparison of National and Regional Forecasts 

 

Source: Experian Business Strategies, Cambridge Econometrics, 2017/ Lichfields analysis 

6.29 This analysis of the regional and national projections is important in highlighting the 

comparative strength of Mid Devon, albeit that the forecasts for employment change in the 

B1c/B2 sector is a cause for some concern, particularly when set against the unanimous views of 

consultees to this study and the recognised importance of planning for the future well-being of 

the economy. 
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Employment Based Space Requirements 

6.30 In order to translate job forecasts into an estimate of potential B class employment space 

requirements it is necessary to apply the latest published density figures for employment space, 

which take account of recent trends in occupancy for the different B class uses. To estimate 

space requirements, the following average ratios have been applied to job forecasts: 

Table 6.10 Jobs to Floorspace Ratios 

Use Ratio Notes 

Offices (B1a/b) 1 job per 12.5 sqm General office space 

Manufacturing (B1c/B2) 1 job per 44.5 sqm Average across B1c and B2 uses 

Distribution (B8) 1 job per 65 sqm / 80 sqm General / Large scale distribution 

Source: Lichfields Economics, April 2016 based upon the 2015 Employment Densities produced by the Homes and Communities 
Agency and Offpat 

6.31 These assumptions are based on latest Homes & Communities Agency (HCA) guidance on job 

density ratios produced in 2015. The guidance takes account of recent trends in terms of 

changing utilisation of employment space, with the key change being the more efficient use of 

office floorspace due to the higher frequency of flexible working and hot-desking. This has 

resulted in a reduction in the amount of floorspace per office worker assumed compared to 

earlier guidance. 

6.32 Reflecting the nature of the local economy in Mid Devon, we have assumed that 25% of B8 

employment growth will be in large-scale distribution facilities with 75% in general 

warehousing. 

6.33 An allowance of 10% is added to all positive floorspace requirements to reflect normal levels of 

market vacancy in employment space. Where a reduction in jobs is forecast (e.g. in B1c/B2 

activities), the associated negative floorspace was halved. This reflects that while there may be 

ongoing job losses in this use class it does not automatically follow that all of the existing 

employment floorspace will be lost. 

6.34 It has been assumed that a gross area of 1ha is required to develop 4,000 sqm of office, 

industrial and warehousing/distribution space (equal to a plot ratio of 40%). 

Baseline Scenario 

6.35 The implication of the baseline scenario a requirement for additional employment land over the 

Plan period; this baseline growth ranges from 15.8ha to 18.2ha.  
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Table 6.11 Net employment space requirements in Mid Devon 

  Employment Change 
(2013-2033) 

Floorspace (sqm) 
(including 10% 
allowance) 

Land Requirement (ha) 
Ex

p
er

ia
n

 

Offices (B1a/b) 1,528 21,014 5.25 

Manufacturing (B1c/B2) -755 -16,797 -4.20 

Distribution (B8) 808 61,067 15.27 

Total B Class  1,581 65,285 16.32 

 

OE Offices (B1a/b) 1,500 20,631 5.16 

Manufacturing (B1c/B2) -29 -635 -0.16 

Distribution (B8) 573 43,316 10.83 

Total B Class  2,045 63,311 15.83 

 

CE Offices (B1a/b) 2,562 35,230 8.81 

Manufacturing (B1c/B2) 309 6,869 1.72 

Distribution (B8) 407 30,744 7.69 

Total B Class  3,277 72,843 18.21 

     

Av Offices (B1a/b) 1,864 25,625 6.41 

Manufacturing (B1c/B2) -158 -3,521 -0.88 

Distribution (B8) 596 45,042 11.26 

Total B Class  2,302 67,146 16.79 

Source: Experian Business Strategies, Cambridge Econometrics, 2017/ Lichfields analysis 

Alternative Scenarios 

6.36 Rather than focussing solely upon the baseline forecasts, it is appropriate and important to 

consider the implications of alternative growth scenarios in order to achieve a robust basis by 

which to consider and plan for future land requirements. We have therefore considered the 

following alternative scenarios, based on the econometric forecasts. 

1 Rolling forward past trend levels of employment growth over the period 1998 to 2013; 

2 The application of South West and National employment growth projections to the local 

context; and, 

3 The assumption of increased levels of employment growth within key sectors. 

6.37 We have also tested the implications of the employment targets contained within the LEP’s 

Strategic Economic Plan (SEP).  

Past Trend Scenarios 

6.38 For comparison purposes, this scenario effectively rolls forward the employment growth rates 

that were achieved in the B class sectors in Mid Devon over the period 1998-2013 for Experian, 

OE and CE . As set out below, all three forecasters anticipate that more land will be required for 

B1a/b uses in the past trends scenario compared to the baseline scenario, but the forecasts for 

B1c/B2 and B8 sectors are more optimistic in the baseline scenario. However, under this 

scenario, all three forecasts therefore assume a lower rate of growth in the B Class uses than the 

baseline scenario, with a land requirement of between 4.0 and 10.4ha over the Plan period.  
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Table 6.12 Net Employment Space Requirements in Mid Devon, 2013-2033 (Past Trends Scenario)4 

  Employment Change 
(2013-2033) 

Floorspace (sqm) 
(including 10% 
allowance) 

Land Requirement 
(ha) 

Ex
p

er
ia

n
 

Offices (B1a/b) 3860 53,077 13.27 

Manufacturing (B1c/B2) -982 -21,844 -5.46 

Distribution (B8) 134 10,157 2.54 

Total B Class  3,013 41,389 10.35 

 

OE Offices (B1a/b) 5099 70,108 17.53 

Manufacturing (B1c/B2) -2442 -54,327 -13.58 

Distribution (B8) 1 71 0.02 

Total B Class  2,658 15,852 3.96 

 

CE Offices (B1a/b) 4511 62,020 15.51 

Manufacturing (B1c/B2) -1530 -34,050 -8.51 

Distribution (B8) 137 10,390 2.60 

Total B Class  3,118 38,360 9.59 

Source: Experian Business Strategies, Cambridge Econometrics, 2017/ Lichfields analysis  

National Based Projections Scenario 

6.39 As previously set out, the national forecast is less positive than the forecast for Mid Devon. 

Applying the national average levels of forecast employment growth for each use class sector to 

the 2013-2033 Mid Devon forecasts results in the following levels of land requirements over the 

Plan period; this is significantly below the baseline scenario. 

  

                                                                                                                                                                                                                                              
4 Given that, for each of the forecasters, this scenario generated a lower land requirement than the baseline, the average data has 
not been illustrated 
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Table 6.13 Forecast employment change in Mid Devon, 2013-2033 (National Based Projections Scenario)5 

  Employment Change 
(2013-2033) 

Floorspace (sqm) 
(including 10% 
allowance) 

Land Requirement (ha) 
Ex

p
er

ia
n

 

Offices (B1a/b) 869 11,956 3.59 

Manufacturing (B1c/B2) -189 -4,198 -1.05 

Distribution (B8) 466 35,277 8.82 

Total B Class  1,147 43,035 11.36 

 

CE Offices (B1a/b) 1,136 15,625 3.91 

Manufacturing (B1c/B2) -315 -7,008 -1.75 

Distribution (B8) 232 17,564 4.39 

Total B Class  1,054 26,181 6.55 

Source: Experian Business Strategies, Cambridge Econometrics, 2017/ Lichfields Analysis 

South West Scenario 

6.40 As previously discussed, the regional profile reflects the national trends and both the Experian 

and CE forecasts anticipate that Mid Devon will outperform the South West in terms of 

employment growth. Again, the employment land requirements will fail to reflect that baseline 

forecast. 

Table 6.14 Forecast employment change in Mid Devon, 2013-2033 (Regional Based Projections Scenario)6 

  Employment Change 
(2013-2033) 

Floorspace (sqm) 
(including 10% 
allowance) 

Land Requirement 
(ha) 

Ex
p

er
ia

n
 

Offices (B1a/b) 1,030 14,159 4.25 

Manufacturing (B1c/B2) -252 -5,598 -1.40 

Distribution (B8) 762 57,648 14.41 

Total B Class  1,540 66,210 17.26 

 

CE Offices (B1a/b) 1,281 17,608 4.4 

Manufacturing (B1c/B2) -363 -8,074 -2.01 

Distribution (B8) 348 26,311 6.58 

Total B Class  1266 35,845 8.96 

Source: Experian Business Strategies, Cambridge Econometrics, 2017/ Lichfields Analysis 

Key Sector Scenario 

6.41 A common trend within the preceding analysis is the anticipated decline in manufacturing 

employment (as a component of the B1c/B2 sector7) by between 190 jobs (CE; -4.7%) and 1,200 

jobs (Experian; -35.3%) between 2013 and 2033. This is in spite of BRES data showing that the 

                                                                                                                                                                                                                                              
5 Given that, for both of the forecasters, this scenario generated a lower land requirement than the baseline, the average data has 
not been illustrated 
6 Given that, for both of the forecasters, this scenario generated a lower land requirement than the baseline, the average data has 
not been illustrated 
7 Note that the focus of the key sector scenario is the manufacturing sector as identified by Experian, OE and CE. As set out in 
Appendix 2, this forms part of the wider B1c/B2 sector which also includes a proportion of employment in the construction and 
wholesale/distribution sectors. No adjustment has been made to those other activities as part of the key sector scenario. 
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number of manufacturing jobs in Mid Devon increased by 500 (+14.3%) between 2013 and 2015 

and the consultees to this study expressing concern about the current shortage of industrial land 

and the need to support growth in the manufacturing sector. 

6.42 In the light of this, this scenario adopts a more positive approach than the baseline, particularly 

for the manufacturing sector, but without simply rolling forwards past trends.  

6.43 The three sets of forecasts anticipate that the share of total employment held by manufacturing 

jobs will fall over the Local Plan Review process, as illustrated below: 

Table 6.15 Forecast change in manufacturing employment 

 2013 2033 Change (percentage points) 

Experian 11.6% 6.1% 5.5 

OE 13.2% 10.2% 3.0 

CE 13.1% 10.1% 3.0 

Source: Experian Business Strategies, Cambridge Econometrics, 2017/ Lichfields analysis 

6.44 The core assumption applied in this scenario is that the 2013 share of manufacturing 

employment will hold steady across the Local Plan Review period. We have applied the 2013 

share associated with each forecaster to their figures. In the light of the views of the consultees 

to this study, this is a potentially conservative assumption although: 

1 It will ensure that the manufacturing sector continues to grow in line with the wider 

economy; and, 

2 It will maintain the relative significance of manufacturing activities within the Mid Devon 

economy. 

6.45 In addition, this scenario also maintains the forecast employment figures for 2013 for the 

following other sectors, which are anticipated to decline by the forecasters. 

Table 6.16 Forecast decline in other sectors 

 Experian OE CE 

Sectors N/A Mining and quarrying  Mining and quarrying  

Financial and insurance    

Real estate   

Public administration and 
defence 

 

Education  

Human health and social 
work  

 

Implications of 
maintaining  

2013 employment 
level 

+/- 0 +604 +20 

B Class implications 
of maintaining  

2013 employment 
level 

+/- 0 +139 +/- 0 

GREEN = B class sector ORANGE = Part B class sector RED = Non B class sector 

Source: Experian Business Strategies, Cambridge Econometrics, 2017/ Lichfields analysis 
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6.46 OE is the only forecaster to anticipate decline in any B Class sector other than manufacturing. It 

records that the financial and insurance, real estate and public administration sectors provided 

a total of 850 jobs in Mid Devon in 2013, of which 680 fell within B Class sectors. We have 

applied the same methodological approach in respect of these sectors as for the manufacturing 

sectors, i.e. to assume that the 2013 share of manufacturing employment will hold steady across 

the Local Plan Review period. However, it is recognised that in this case, this adjustment will 

not have a substantial impact upon employment levels in Mid Devon. 

6.47 The implication of this scenario is to establish a requirement for additional employment land 

over the Plan period; under this scenario, the employment land requirement ranges from 24.3ha 

to 28.8ha.  

Table 6.17 Net employment space requirements in Mid Devon (Key sector scenario) 

  Employment Change 
(2013-2033) 

Floorspace (sqm) 
(including 10% 
allowance) 

Land Requirement (ha) 

Ex
p

er
ia

n
 

Offices (B1a/b) 1,528 21,014 5.25 

Manufacturing (B1c/B2) 1,491 33,180 8.30 

Distribution (B8) 808 61,067 15.27 

Total B Class  3,827 115,261 28.82 

 

OE Offices (B1a/b) 1,853 25,478 6.37 

Manufacturing (B1c/B2) 1,273 28,324 7.08 

Distribution (B8) 573 43,316 10.83 

Total B Class  3,699 97,118 24.28 

 

CE Offices (B1a/b) 2,562 35,230 8.81 

Manufacturing (B1c/B2) 1,628 36,220 9.05 

Distribution (B8) 407 30,744 7.69 

Total B Class  4,597 102,194 25.55 

     

Av Offices (B1a/b) 1,981 27,239 6.81 

Manufacturing (B1c/B2) 1,464 32,574 8.14 

Distribution (B8) 596 45,073 11.27 

Total B Class  4,041 104,885 26.22 

Source: Experian Business Strategies, Cambridge Econometrics, 2017/ Lichfields analysis 

LEP Scenario 

6.48 The Heart of the South West LEP published its Strategic Economic Plan (SEP) in March 2014. 

This covered the period from 2014 to 2030 and identified three economic growth scenarios, as 

follows: 
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Table 6.18 SEP potential growth scenarios and metrics 

 Baseline Strong Growth Transformational 
Growth 

Comparison with UK 
growth  

Continuing to fall behind 
UK average 

Keeping pace with UK 
average 

Faster than UK average 

Average growth rate 2.7% 2.8-2.85% 3.1% 

New jobs by 2030 82,000 112,000-120,000 163,000 

Annual job growth  5,125 7,000-7,500 10,200 

Source: Heart of the South West SEP, Table 1 

6.49 The Heart of the South West LEP covers all of Somerset and Devon. According to the ONS jobs 

density, Mid Devon accounts for 4% of total employment across the two counties. Assuming that 

it were to maintain this employment share, the potential growth scenarios would equate to the 

following employment targets for Mid Devon between 2014 and 2030: 

1 Baseline: 3,280 (205 jobs pa);  

2 Strong Growth 4,480 – 4,800 (280-300 jobs pa); and, 

3 Transformational Growth: 6,520 (407 jobs pa). 

6.50 In seeking to consider the implications of the LEP strategy upon the need for employment land 

in Mid Devon, we have: 

1 Applied the annualised growth rates across the Local Plan Review period from 2013-33, i.e. 

resulting in a local target of 4,100-8,140 jobs; 

2 Disaggregated the total employment growth figures into the categories by applying the 

average of the split assumed by Experian, OE and CE (as set out in Table 6.3); and, 

3 Tested only the Transformational Growth scenario on the basis that the analysis set out 

above shows that Mid Devon is forecast to out-perform the national average in terms of 

relative growth. 

6.51 The implication of this scenario in terms of employment land is detailed below: 

Table 6.19 Forecast employment change in Mid Devon, 2013-2033 (SEP Scenario) 

 Employment Change 
(2013-2033) 

Floorspace (sqm) 
(including 10% 
allowance) 

Land Requirement (ha) 

Offices (B1a/b) 2,492 34,270 8.6 

Manufacturing (B1c/B2) -211 -4,703 -1.2 

Distribution (B8) 797 60,299 15.1 

Total B Class  3,078 89,866 22.5 

Source: Lichfields Analysis 

Flexibility Margin 

6.52 In estimating the overall requirement for employment land it is appropriate to make an 

allowance for additional land to come forward. The flexibility margin is designed to ensure that 

the effective operation of the local economy is not undermined by a shortage of employment 

land. It is therefore intended to: 

1 Provide for a margin of error given the uncertainties in the forecasting process; 

2 Allow developers and occupiers a reasonable choice of sites; and, 
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3 Cope with factors such as some allocated sites not coming forward. 

6.53 A common approach is to make an allowance that is equivalent to the average time for a site to 

gain planning permission and be delivered, typically about 2 years. But, in view of the severe 

shortage of employment land, we have in this case applied a 5 year margin. 

Table 6.20 Flexibility Margin Allowances 

Scenario Requirement (ha) Flexibility Margin (ha) Total Requirement (ha) 

Baseline  15.8-18.2 4.0-4.6 19.8-22.8 

Baseline (Average) 16.8 4.2 21.0 

Past Trend  4.0-10.4 1.0-2.5 5.0-12.9 

National  6.6-11.4 1.6-2.8 8.2-14.2 

South West  9.0-17.3 2.2-4.3 11.2-21.6 

Key Sector  24.3-28.8 6.1-7.2 30.4-36.0 

Key Sector (Average) 26.2 6.6 32.8 

LEP/SEP 22.5 5.6 28.1 

Source: Lichfields Analysis 

Net to Gross Adjustments 

6.54 To convert the net requirement of employment space into a gross requirement (the amount of 

employment space or land to be allocated and planned for), 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. The purpose of this allowance is to ensure that sufficient space is provided to 

account for any employment space that may be lost in the future, and thereby to provide some 

protection against the continued erosion of the employment stock. 

6.55 Policy DM21 of the Mid Devon Local Plan Part 3 (Development Management Policies) provides 

a criteria basis against which any proposals for non-employment use or development of 

employment land or buildings will be assessed. This is an appropriate response to the 

importance of managing existing employment sites, as it recognises the need for flexibility in 

those cases where the reuse of a site might be appropriate and beneficial to the local area and 

economy. Our review of losses of employment space that have been experienced between 2006 

and 2016 indicates that a total of 1.5ha employment land was lost over that period, equivalent to 

an average of 0.15ha per annum. This suggests that there is some pressure on the existing 

employment portfolio for redevelopment to non B class uses, albeit that the policy is likely to be 

having the anticipated effect in terms of safeguarding employment land against losses that 

would be detrimental to the local economy. Full details of the developments that have resulted 

in a loss of employment land are detailed in Appendix 1 and it is clear from this analysis that the 

most commonly sought is residential. 

6.56 Assuming that the past level of employment loss continues over the Plan period would result in 

a total loss of 3ha from the existing employment portfolio. The implication of this in terms of 

gross land requirement is set out below. 

Table 6.21 Gross employment space requirements in Mid Devon 

Scenario Requirement including 
flexibility margin (ha) 

Adjustment for loss of 
employment land 
(0.15ha per annum) 

Gross land requirement, 
including flexibility (ha) 

Baseline  19.8-22.8 
3ha 

22.8-25.8 

Baseline (Average) 21.0 24.0 
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Scenario Requirement including 
flexibility margin (ha) 

Adjustment for loss of 
employment land 
(0.15ha per annum) 

Gross land requirement, 
including flexibility (ha) 

Past Trend  5.0-12.9 8.0-15.9 

National  8.2-14.2 11.2-17.2 

South West  11.2-21.6 14.2-24.6 

Key Sector  30.4-36.0 33.4-39.0 

Key Sector (Average) 32.8 35.8 

LEP/SEP 28.1 31.2 

Source: Lichfields Analysis 

Past Completions Based Scenario 

6.57 Monitoring data on past completions has been provided by Mid Devon District Council, 

providing total completions for the period from 2006/07 to 2015/16. This provides a reasonably 

long period which experienced both economic growth and recession. This would even out 

demand fluctuations and can therefore provide an alternative basis for estimating future needs. 

6.58 As detailed in Section 4, a total of 11.34ha employment land was developed between 2006 and 

2016 (1.13ha pa), of which 8.44ha was developed between 2006 and the start of the Local Plan 

period in 2013 (1.21ha pa). This amounted to a total of 58,168sqm employment floospace 

between 2006 and 2016 (5,817sqm pa), of which 31,840sqm was completed between 2006 and 

2013 (4,545sqm pa). 

6.59 Given that the Local Plan Review period commenced in 2013, we have considered the most 

recent trends (to 2016) alongside the trends to 2013 in order to ensure that the land 

requirement for the Plan period is not distorted by trends that have occurred since the start of 

the period. As set out in Table 6.22, the implication is a requirement for between 22.6ha and 

24.4ha employment  between 2013 and 2033. 

Table 6.22 Gross employment space requirements in Mid Devon, 2013-2033 (Past Completions Scenario) 

 2006-13 (ha) 2006-16 (ha) 

Total  Annual Total Annual 

Employment land developed  8.44 

1.21 

11.34 

1.13 Future employment land requirements based on past 
trends, 2013-2033  

24.4  22.6 

Source: Lichfields Analysis of Mid Devon Monitoring Data 

6.60 We have also tested the implications of past employment floorspace trends upon future 

employment land requirements. In so doing, we have again considered the 2006-13 and 2006-

16 time periods, and have applied a plot ratio of 0.4, as per our employment based scenarios. As 

set out below, this results in a requirement for between 22.7ha and 29.1ha over the Plan period. 

Table 6.23 Gross employment space requirements in Mid Devon, 2013-2033 (Past Completions Scenario) 

 2006-13 (sqm) 2006-16 (sqm) 

Total  Annual Total Annual 

Employment floorspace developed  31,840 

4,545 

58,168 

5,817  Future employment floorspace requirements based 
on past completions, 2013-2033  

90,900 116,340 

Future employment land requirements based on plot 
ratio of 0.4 

22.7ha 1.14ha 29.1ha 1.45ha 
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Source: Lichfields Analysis of Mid Devon Monitoring Data 

6.61 In considering this past trend scenario, it is important to consider two key factors: 

1 This past trend figure includes changes of use and extensions to existing employment sites8. 

Whilst these will continue to contribute towards the local employment stock, it would not 

be necessary to allocate land for such changes as both will take place on land that is already 

in use for employment purposes and therefore have no impact upon the overall land 

portfolio. 

2 Conversely, a common view expressed by consultees to this report related to the current 

shortage of employment land. An historic lack of supply of employment land has limited 

how much has come forward with the implication that simply rolling forward the past 

delivery would perpetuate such constraints. The implication of this is that an increased 

supply of future land will be needed to enable the local economy to grow. 

Labour Supply Scenario 

6.62 Paragraph 158 of the NPPF requires an alignment of the economic and housing strategy 

contained within Local Plans. For this reason, it is also important to take account of how many 

jobs, and hence how much employment space would be necessary to broadly match forecast 

growth of the resident workforce in Mid Devon. In contrast to the other approaches that we have 

employed, this focuses upon the future supply of labour rather than the demand for labour and 

employment land. It then indicates the number of new jobs needed to match the future supply of 

working-age population, and how much employment space would be required to accommodate 

these jobs. 

6.63 The 2014 Sub National Population Projections (SNPP) for Mid Devon anticipates that the 

number of persons of working age (age 16-64) will fall by 941 people between 2014 and 2033 (-

2.0%) compared to a total population increase of 8,133 (10.3%). By contrast, the number of 

people over the age of 65 is projected to increase by 7,942 (44.8%) during the same period. 

Whilst the economic activity rate of older persons is rising as a result of changes to the statutory 

pension age, such a dramatically ageing population (which includes a 113% increase in the 

number of persons over the age of 85) will have an inevitable impact upon the local workforce 

and will generate a need for a greater number of young people even to maintain the current 

number of jobs. 

6.64 Policy S2 of the Mid Devon Local Plan Review makes provision for 7,860 new dwellings between 

2013 and 2033 (393dpa). This drew upon the findings of the SHMA that was produced by David 

Couttie Associates, and published in 2015. The SHMA assessed the FOAN for Mid Devon to be 

“around 370 dwellings per year”. The Strategic Housing Policies Topic Paper states at 

paragraph 3.5 that “a higher figure of 380 dwellings per year is assessed based on 

demographic evidence, and the Local Plan has taken this figure, to ensure that it is not 

constraining need based on the (lower) economic drivers”. Table 1 of the Strategic Housing 

Policies Topic Paper shows that the employment led scenario resulted in a FOAN of 359-367dpa. 

6.65 The “higher figure” of 380dpa equates to a total requirement of 7,600 dwellings over the Local 

Plan period. Paragraph 3.12 of the Strategic Housing Policies Topic Paper indicates that “the 

Local Plan Review includes a Major Modification to include Junction 27, and accordingly 

increases the housing requirement to 7,860 (393 per year)”.  

                                                                                                                                                                                                                                              
8 Mid Devon have not provided separate data for changes of use and extensions and therefore we have not been able to separate 
different types of development. 
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6.66 The housing requirement contained within Policy S2 draw on the SHMA (2015) which was 

produced by DCA and takes account of a combination of the 2008-based sub national household 

projections and 2011-based interim sub national household projections, together with modelling 

work undertaken by Devon County Council using the PopGroup suite of software. However, 

even taking account of factors such as economic activity rates and commuting patterns, it is 

evident that the demand for employment space amongst those living in Mid Devon will fall over 

the 2013-2033 period, when considered against the 2014-based SNPP.  

6.67 The 2014-based SNPP inform the 2014-based Sub National Household Projections which 

anticipate an additional 271 households per annum between 2014 and 2033. The Strategic 

Housing Policies Topic Paper states that the SHMA drew upon the 2008 and 2011-based SHNP 

and identifies a population increase of 1,515 persons aged between 20 and 64 between 2013 and 

2033 (SHMA Table 8-5). This equates to an increase of 3.5%, compared to a total population 

growth of 15.2% and a 54.3% increase in the number of people over the age of 64 (SHMA Table 

8-5).  

6.68 The employment-led scenarios contained within the SHMA was based upon employment 

forecasts of between 144 jobs per annum (between 2013 and 2031) and 175 jobs per annum 

(between 2013 and 2025) (SMHA Appendix VI, Tables 1 and 2). These figures are substantially 

lower than the forecasts that have informed the analysis set out in this report, and resulted in an 

identified housing need of 359-367dpa. This is lower than the demographic based figure of 

380dpa. 

6.69 This analysis shows that the labour supply scenario is likely to result in an employment land 

requirement that is lower than the range associated with the various scenarios contained within 

this section. Future employment growth will therefore be dependent upon: 

1 A reduction in unemployment rates; 

2 An increase in economic activity rates amongst all age groups, including as a result to 

changes in the state pension age; 

3 An increase in the number of people commuting into Mid Devon to a position of net in-

commuting (against the context of the existing significant level of out-commuting); and/or, 

4 A further increase in the level of population and housing growth. 

6.70 It is understood that these matters are to be kept under review as part of the ongoing 

monitoring of the development plan and the Greater Exeter Strategic Plan. Provision may need 

to be made for additional housing releases if it is found that constrained supply is undermining 

economic growth. Of particular note in this regard is the potential for transformational growth 

in Mid Devon through the Government backed Culm Garden Village proposals. These proposals 

present an aspiration to provide a step change in housing delivery through the creation of a new 

settlement that would deliver up to 5,000 new homes and associated commercial opportunities.  

6.71 In interpreting the outputs of this section, it is important to give regard to the importance of 

considering a range of data and forecasts of qualitative and quantitative need. In this respect, 

planning for economic growth should avoid relying upon using single sources of data. It is also 

important to recognise that there are inevitable uncertainties and limitations associated with 

modelling assumptions under any of the future growth scenarios considered. 

6.72 A range of scenarios have been considered and these give rise to a range of employment land 

requirements, ranging from 8ha to 39.0 ha. The scenarios that we have applied draw upon a 

range of factors, including past trends and the national/regional forecasts, as well as what is 

expected to happen locally within Mid Devon. We would be concerned that figures at the lower 

end to middle of this range would fail to support the delivery of the new employment land 
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development that is anticipated and exacerbate recognised existing shortages of employment 

land. This could therefore undermine the ability of the local economy to grow. 

6.73 The need for more employment land to be made available was noted as part of the consultation 

process, and this will be important in ensuring the well-being of the local economy. Based upon 

the analysis contained within this section, and drawing upon the remainder of the report, we 

recommend that Mid Devon District Council should make provision for the development of 

between 30ha and 40ha B Class employment land over the period 2013 to 2033. 
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7.0 Conclusion and Recommendations  

7.1 The context to this report is the advanced stage of preparation of the Local Plan Review. It was 

submitted for Examination in March 2017, and the strategic employment policies drew upon a 

previous ELR that was published in 2013. The examination was scheduled to commence in 

September 2017 but the initial hearing sessions were postponed. 

7.2 Against this background, the purpose of this updated ELR is to provide an up-to-date evidence 

base for the Council’s Local Plan Review and to assess the authorities economic development 

needs objectively in line. 

7.1 An analysis of the economic context of Mid Devon has revealed that: 

1 Wholesale and retail represents the largest sector in Mid Devon in terms of workforce jobs, 

accounting for 5,000 jobs  (20.8% of all jobs), followed by manufacturing with 4,500 jobs 

(18.8%) and both the education and health sectors providing 2,500 jobs each (10.4%).  

2 Mid Devon has seen a 24% increase in workforces jobs in the 16 year period from 2000 to 

2016. Between 2013 and 2016 there has been a particular strong increase in workforce jobs 

of approximately 17%.  

3 Self-employment makes up 20% of all employment for working age people in Mid Devon, 

which is significantly higher than the South West average (12%) and almost twice the 

average for Great Britain (10.6%). 

4 The vast majority of businesses in Mid Devon are smaller firms comprising 0-9 employees 

(92%), while large firms of over 250 people account for a very small proportion of 

businesses (0.1%).  

5 Whilst Mid Devon benefits from very high levels of economic activity (88.9%), and low 

levels of unemployment (2.6%), particularly when compared to the regional and national 

averages, the proportion of the labour force in higher skilled occupations (SOC 1- 3 Groups) 

at 38.4% is lower than both the South West and Great Britain average (45.9% and 45.6% 

respectively). 

7.2 The future growth scenarios considered in this study indicate the broad scale and type of growth 

associated with different approaches to modelling employment space requirements for Mid 

Devon over the period 2013 to 2033. They reflect a range of policy-off and policy-on 

considerations, together with the relative performance of Mid Devon against that of the regional 

and national economies, and the historic rate of development of employment land. In addition 

to an analysis of various statistics, a key input into this study has been the views of key 

stakeholders in the local economy.  

7.3 Engagement with businesses and stakeholders has revealed that the local economy in Mid 

Devon is healthy, with significant levels of recent inward investment in the area as well as 

continuing interest for premises resulting in high levels of demand for employment floorspace. 

7.4 The consultation also highlighted that a lack of available employment land and floorspace was 

deemed to be a significant concern and a potential risk to the future well-being of Mid Devon’s 

economy. The scarcity of availability of employment land was also seen as a barrier to the 

expansion for existing businesses and one that could result in them being forced to relocate 

outside of Mid Devon. The level of employment land need identified in the Local Plan Review 

was generally considered to be appropriate, and there was significant concern about the 

implications of providing for any lower level of employment land.  
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7.5 The range of scenarios has given rise to a range of employment land requirements, ranging from 

8ha to 39.0 ha. However, a number of the scenarios were based on employment forecasts that 

were lower than the baseline for Mid Devon and which would fail to reflect the minimum level of 

growth that is expected to occur. Moreover, the baseline forecast assumes a decline in the 

manufacturing sectors that runs counter to the expectations of those engaged in the local 

economy. In view of the current shortage of employment land, we would also emphasise the 

need to plan to accommodate an increased level of employment land, so that land shortages 

might not act as a constraint upon the level of development that might come forward in the 

future. 

7.6 Taking account all of the evidence contained within this report, we would therefore be 

concerned that figures at the lower end to middle of this range would fail to support the delivery 

of the new employment land development that is anticipated and exacerbate recognised existing 

shortages of employment land. This could therefore undermine the ability of the local economy 

to grow. 

7.7 The need for more employment land to be made available was noted as part of the consultation 

process, and this will be important in ensuring the well-being of the local economy. Based upon 

the analysis contained within this report, we recommend that Mid Devon District Council 

should make provision for the development of between 30ha and 40ha B Class employment 

land over the period 2013 to 2033. 

7.8 This level of growth reflects the health of Mid Devon’s economy, together with an appreciation 

of the need to ensure that an adequate supply of employment land can be maintained in the 

future. It also reflects the strategic location of Mid Devon, adjacent to the M5 motorway and 

close to Exeter which benefits from a thriving economy, but suffers from tightly drawn 

administrative boundaries which impact upon its ability to accommodate its development needs 

in full. 

7.9 This report has not sought to assess existing employment sites or consider potential future 

requirements, although it is noted that the employment land supply of 58ha identified by Mid 

Devon Council’s AMR (as detailed in section 4) would be more than sufficient to meet the level 

of need that has been identified. 

7.10 Going forwards, the delivery of employment land should be monitored and reviewed on a 

regular basis and in the event that additional land is found to be needed then it might be 

appropriate to bring forward additional sites for development. As such, the identified 

employment land provision should be viewed as a minima rather than a maxima. 

7.11 Accordingly, it is important to recognise the potentially important role of windfall development. 

We note Policy DM18 of the Local Plan Review sets the criteria that will be used to determine 

proposals for new-build employment development or expansion of existing businesses in rural 

locations and paragraph 4.57 states that proposals for conversion of existing buildings to an 

employment use will be assessed against Policy DM9. 

7.12 We also recognise the important role of Policy DM19 in seeking to protect existing employment 

sites from inappropriate redevelopment, whilst retaining the flexibility to encourage the 

beneficial reuse of sites that may become surplus to requirements or that are no longer fit for 

purpose. This will be important in ensuring that that current and future stock of employment 

land is not undermined. 

 





 

 

Appendix 1: Loss of Employment Space 

Site Monitoring 
Year 

Previous Use New Use Employment 
Floorspace Lost 
(ha) 

3A Parliament Street, Crediton 2015/16 B1a Residential 0.01 

17 High Street, Cullompton 2015/16 B1a Residential 0.02 

Bridge Meadow Industrial Estate 2015/16 B2 Residential 0.03 

Lapford Butchers, Lapford 2015/16 B2 Residential 0.03 

36E Park Street, Tiverton 2015/16 B1a Residential 0.008 

Little Field, Wembworthy 2015/16 B1a Residential 0.01 

10 High Street, Cullompton 2014/15 B1a Residential 0.01 

10 Market Street, Crediton 2014/15 B1a Residential 0.01 

Dobles Garage, Hemyock 2014/15 B2 Residential 0.01 

55-56 High Street, Crediton 2013/14 B1a A1 Retail 0.002 

114 St Andrews Estate, 
Cullompton 

2013/14 B1a Residential 0.01 

First Floor, 25a St Peter Street 2013/14 B1a Residential 0.01 

Second Floor, 25a St Peter Street 2013/14 B1a Residential 0.008 

Tanners Yard, 100 High Street, 
Crediton 

2012/13 B1a Residential 0.01 

East Culme Offices, Cullompton 2012/13 B1a Residential 0.006 

Swintons Insurance, 2 Station 
Road, Tiverton 

2012/13 B1a Residential 0.01 

60 Bampton Street, Tiverton 2012/13 B1a Residential 0.005 

8-10 Barrington Street, Tiverton 2012/13 B1a + B8 Residential 0.02 

16 St Peters Street, Tiverton 2012/13 B1a Residential 0.01 

Westcounty Housing Association, 
Uffculme 

2012/13 B1 Non Residential 
Institution D1 

0.05 

Manor Rooms, Newton Square, 
Bampton 

2011/12 B1a Residential 0.00 

Claremont, 65 Fore Street, 
Cullompton 

2011/12 B1a Residential 0.00 

5 High Street, Cullompton 2011/12 B1a Residential 0.00 

18 High Street, Cullompton 2011/12 B1a Residential 0.006 

46 St Peter Street, Tiverton 2011/12 B1a Residential 0.01 

Bramber Boat Trailers Ltd. South 
View Road, Willand 

2011/12 B1c Sui Generis 0.09 

7 Market Street, Crediton 2010/11 No Data Residential 0.01 

99/100 High Street, Crediton 2010/11 No Data Residential 0.004 

12 High Street, Cullompton 2010/11 No Data Sui Generis 0.01 

Lower Millhayes, Hemyock 2010/11 No Data Leisure 0.094 

Twyford House, Tiverton 2010/11 No Data Leisure 0.02 

Purlieu Properties, Uffculme 2009/10 No Data Residential 0.01 

67 Bampton Street, Tiverton 2009/10 No Data Residential 0.026 

9 Fore Street, Cullompton 2009/10 No Data Residential 0.003 
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Site Monitoring 
Year 

Previous Use New Use Employment 
Floorspace Lost 
(ha) 

Michael Thorne Construction Ltd, 
Coldridge 

2008/09 No Data Residential 0.02 

27 Higher Street, Cullompton 2007/08 No Data Retail 0.06 

Park Street, Tiverton 2006/07 No Data Residential 0.01 

Market Walk, Crediton 2006/07 No Data Residential 0.03 

High Street, Crediton 2006/07 No Data Residential 0.01 

Albert Road, Crediton 2006/07 No Data Retail 0.05 

Crediton Road, Zeal 
Monachorum 

2006/07 No Data Residential 0.09 

Angel Hill, Tiverton 2006/07 No Data Residential 0.01 

High Street, Crediton 2006/07 No Data Residential 0.01 

St Peter Street, Tiverton 2006/07 No Data Residential 0.03 

The Old Mill, Crediton 2006/07 No Data Residential 0.02 

Mill Barton, Bradnich 2006/07 No Data Residential 0.58 

M J Parsons Ltd, Cullompton 2006/07 No Data Residential 0.02 

Total 1.502  
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Appendix 2: Breakdown of Forecasters 
Sectors by SIC Codes 

 

EXPERIAN SIC CODES B1 B2 B8 Non-B 

1 Agriculture, Forestry & Fishing 0100-0322    100% 

2 Extraction & Mining 0510-0990    100% 

3 Food, Drink & Tobacco (manufacture 
of)  

1011-1200  100%   

4 Textiles & Clothing (manufacture of)  1310-1520  100%   

5 Wood & Paper (manufacture of)  1610-1729  100%   

6 Printing and Recorded Media 
(manufacture of)  

1811-1820  100%   

7 Fuel Refining  1910-1920  100%   

8 Chemicals (manufacture of)  2011-2060  100%   

9 Pharmaceuticals (manufacture of)  2110-2120  100%   

10 Non-Metallic Products (manufacture 
of)  

2211-2399  100%   

11 Metal Products (manufacture of)  2410-2599  100%   

12 Computer & Electronic Products 
(manufacture of) 

2611-2790  100%   

13 Machinery & Equipment (manufacture 
of) 

2811-2899  100%   

14 Transport Equipment (manufacture of)  2910-3099  100%   

15 Other Manufacturing  3101-3320  100%   

16 Utilities 3511-3900    100% 

17 Construction of Buildings 4110-4120    100% 

18 Civil Engineering 4211-4299    100% 

19 Specialised Construction Activities  4311-4399  56%  44% 

20 Wholesale  4511-4690  23% 59% 18% 

21 Retail  4711-4799    100% 

22 Land Transport, Storage & Post  4910-4950, 
5210-5320 

  66% 34% 

23 Air & Water Transport 5010-5122    100% 

24 Accommodation & Food Services  5510-5630    100% 

25 Recreation  9001-9329    100% 

26 Media Activities 5811-6020 56%   44% 

27 Telecoms  6110-6190    100% 

28 Computing & Information Services 6201-6399 100%    

29 Finance 6411-6499, 
6611-6630 

100%    

30 Insurance & Pensions 6511-6530 100%    

31 Real Estate 6810-6832 100%    

32 Professional Services 6910-7500 94%   6% 
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33 Administrative & Supportive Services  7711-8299 97%   3% 

34 Other Private Services  9411-9820    100% 

35 Public Administration & Defence  8411-8430, 
9900 

55%   45% 

36 Education  8510-8560    100% 

37 Health 8610-8690    100% 

38 Residential Care & Social Work 8710-8899    100% 

 

OE SIC CODES B1 B2 B8 Non-B 

A Agriculture, forestry and fishing 0100-0322    100% 

B Mining and quarrying 0510-0990    100% 

C Manufacturing 1001-3320  100%   

D Electricity, gas, steam and air conditioning 
supply 

3511-3530    100% 

E Water supply; sewerage, waste 
management and remediation activities 

3600-3900    100% 

F Construction 4110-4399  35%  65% 

G Wholesale and retail trade; repair of motor 
vehicles and motorcycles 

4511-4799  9% 22% 70% 

H Transportation and storage 4910-5320   64% 36% 

I Accommodation and food service activities 5510-5630    100% 

J Information and communication 5811-6399 70%   30% 

K Financial and insurance activities 6411-6630 100%    

L Real estate activities 6810-6832 100%    

M Professional, scientific and technical 
activities 

6910-7500 94%   6% 

N Administrative and support service 
activities 

7711-8299 97%   3% 

O Public administration and defence; 
compulsory social security 

8411-8430, 
9900 

55%   45% 

P Education 8510-8560    100% 

Q Human health and social work activities 8610-8899    100% 

R Arts, entertainment and recreation 9001-9329    100% 

S Other service activities 9411-9820    100% 

 

CE SIC CODES B1 B2 B8 Non-B 

1 Agriculture etc 0100-0322    100% 

2 Mining & quarrying 0510-0990    100% 

3 Manufacturing 1011-3320  100%   

4 Electricity, gas & water 3511-3900    100% 

5 Construction 4110-4399  35%  65% 

6 Distribution 4511-4799  9% 22% 70% 

7 Transport & storage 4910-5320   64% 36% 

8 Accommodation & food services 5510-5630    100% 

9 Information & communications 5811-6399 70%   30% 
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10 Financial & business services 6411-8299 97%   3% 

11 Government services 8411-8899 8%   92% 

12 Other services 9001-9900    100% 
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