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EXECUTIVE SUMMARY
Introduction
i)

This report provides an Employment Land Need Study for Amber Valley Borough. It
has been carried out to provide a robust evidence base which will inform the
emerging Local Plan. It will review the economic performance of the Borough and
inform decisions on current and future land allocations. There are five main elements
to this study:
•

To identify the total area of land for B-Class uses that will need to be provided
for the Plan period

•

To determine which, if any, of the current sites identified for employment
purposes in the Adopted Amber Valley Borough Local Plan 2006 are still
viable and should be retained in the new Local Plan

•

To determine within which areas of Amber Valley would it be best to allocate
sites for employment purposes to meet the total land requirement

•

To consider how employment land identified in the neighbouring areas could
impact on the employment land need in Amber Valley

•

To consider what impact the Local Enterprise Partnership Strategic Economic
Plan’s aspirations for job creation could have on the provision of sites and
policies for employment in the Local Plan.

Methodology
ii)

A number of research methods have been used, including site visits and interviews
with property market stakeholders such as developers, investors and their agents.
Major employers in Amber Valley have been individually consulted, as have the 31
parish/town councils of the Borough and key public sector agencies. The Functional
Economic Market Area (FEMA) of Amber Valley has been identified and the property
market in the local authority areas within that FEMA has been reviewed through
desktop analysis of employment and planning strategies, and consultations with
officers from those local authorities. Finally, the land supply has been assessed
against forecast data to understand future land need.

The methodology follows

Planning Practice Guidance on employment land reviews.

Findings
iii)

Amber Valley has a skilled and economically active population, with a low
unemployment rate and only modest issues with deprivation.
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iv)

A key feature of Amber Valley’s economy is the local manufacturing sector, with 23.3
percent of the working population in manufacturing jobs, well above wider averages.
In terms of service sectors, professional, scientific and technical followed by business
administration and support services have the strongest roles.

v)

Alfreton/Somercotes have a particularly strong role in accommodating Tier Two and
Three suppliers of the County’s major manufacturing businesses. The area attracts
inward investment enquiries for units of up to 10,000 sqm although there are few
units of this size available, thus companies tend to look to design and build
development options.

vi)

Local industrial need is for light industrial units of 0-200 sqm and expansion premises
up to 2,000 sqm with a market focus on Alfreton/Somercotes and Ripley. There are
some shortages of mid-sized, 1,000 sqm, units in Ripley and Belper.

vii)

The local office market generally meets the needs of local service sector businesses.
Demand is reasonable and focused in Ripley and Belper. There is sufficient space
overall but much of that space is in older schemes. Older mill accommodation in
Belper was highlighted as having particular issues in terms of physical quality.

viii)

The defined FEMA for Amber Valley includes its immediate neighbours of Derby,
Erewash, Derbyshire Dales, Bolsover, North East Derbyshire, Ashfield and Broxtowe.
Amber Valley also has good links with the nearby urban centre of Nottingham.

ix)

Within that FEMA, the A38/Junction 28, M1 Corridor is identified as a core market
area for the sub-region. Generally, companies will seek the best and most prominent
premises across this area regardless of local authority boundaries. Competition for
B8 occupiers is likely to be particularly strong as Amber Valley, Bolsover and Ashfield
all have property offers which could accommodate this use along the A38. Further
south, there are linkages between Heanor/Langley Mill and neighbouring Eastwood,
where a major industrial/warehouse scheme is proposed that would serve both
settlements and also link to Ripley via the A610.

x)

In terms of competition in the service sector, Amber Valley is located close to two
sub-regional office centres in Derby and Nottingham. In terms of Derby, stakeholders
report that the City’s office market has remained largely static since the recession,
with some 10,000 sqm of development held up in the pipeline. Thus, while Amber
Valley is a net supplier of labour to Derby, it is judged unlikely to lose many office-
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based businesses to the City. Nottingham is one of the key employment centres for
the East Midlands. Significant further growth is proposed here, which will have some
impact on Amber Valley although ultimately the focus is on meeting needs within the
Nottingham Core HMA.

Employment Land Supply and Need
xi)

At 31st March 2016 there was a headline supply of 98.50 ha of available employment
land, made up of 19 sites. This is 18.58 ha less than the 2006 supply, analysed in the
2008 HMA Employment Land Review, reflecting strong recent take-up at Denby Hall.
The supply includes the remaining allocations of Amber Valley’s Adopted Local Plan
along with two other sites, notably Site A: Lily Street Farm, Derby Road, Swanwick
(14.42 ha).

xii)

Of this supply, 29.66 ha comprises sites unlikely to be brought forward for
development or held to meet the needs of individual companies only. Excluding these
gives a realistic land supply of 68.84 ha.

xiii)

To assess need two recognised methods of forecasting have been used:
•

Forward projection of historic land take up trends

•

Labour demand – jobs growth, as identified in Oxford Economics (2016)
forecast modelling.

xiv)

Both are ‘policy-off’ models that do not account for any public sector plans or
strategies for growth above the baseline. In terms of a ‘policy-on’ model, while the
D2N2 LEP does set a jobs target of 55,000 extra jobs to 2023, this is a LEP area
wide target spread across all of Derbyshire and Nottinghamshire. There is no
available apportionment of additional jobs, by local authority area, that could easily
be applied to the calculations below. The outputs from all the models are outlined in
Table ES1.

xv)

With regards to the take up scenarios, it should be noted that the average annual
rates of take up includes the 24 ha of completions at Thorntons Park, Alfreton
recorded in County Council monitoring for the year 1999. Although of exceptional
size in the local context it does reflect the fact that the Borough is home to a range of
major employers who will occasionally undertake large expansion or relocation
projects. Stakeholder consultation has also established Amber Valley as a modestly
successful destination for inward investment, as evidenced by more recent high take
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up rates over 2009-2011 when much of Site 2: Denby Hall, Denby was taken up by
large B2/B8 occupiers. For these reasons, 1999 is still felt to reflect broader
development patterns in the Borough and is not excluded from average take up
figures which are projected forward in subsequent calculations of need.

Table ES1 – Land Forecast Models – Summary
Model

Realistic
Land
Stock
adjusted
to 2018,
ha

Land
Need
20182028, ha

Buffer
(five years
further
growth at
relevant
rate)

Surplus
(Shortfall),
ha

Land
Need
20182033, ha

Buffer
(five years
further
growth at
relevant
rate)

Surplus
(Shortfall),
ha

Assumptions

Historic Land
Take-Up
Rate/
Adjusted
stock
(Realistic
Supply)

63.44

27.00

13.50

22.94

40.50

13.50

9.44

Based on 2.70
ha/year

Employment
based on
adjusted
stock

63.44

+2.55
Growth
-11.98
Change

+1.28
N/A

1) 59.61
2) 75.42

+3.39
Growth
-19.72
Change

+1.13
N/A

1) 58.92
2) 83.16

Based on
1) projected
growth sectors
2) projected
employment
change across
sectors

Source: BE Group 2016

xvi)

If historic take-up rates are used, then Amber Valley needs 27.00 ha of land to 2028,
40.50 to 2033 inclusive of a five-year buffer each (see Table ES1). The Realistic
Land Supply of Amber Valley, even allowing for the deductions highlighted above, is
sufficient to meet those needs. If a further allowance is made for the loss of Site 6:
Taylor Lane, Loscoe, Heanor (9.83 ha) to housing, the surpluses reduce to 13.11 ha
to 2028, while to 2033 there is a modest land supply deficit against needs of minus
0.39 ha.

xvii)

The jobs based forecast model suggest the Borough has an oversupply of
employment land. This indicates that some of the current land supply may be surplus
to requirements and could be used for other activities.

However, the market

assessment and a review of the historic trends in employment change and land take
up (see Section 8.0) suggest that these forecasts underestimate land needs
significantly. The preferred forecasting method is therefore a projection forward
of past take-up rates.
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Recommendations
xviii)

This report has had full regard to the requirements of the NPPF and the PPGs to
encourage

and

deliver

growth

through

the planning

system.

The

key

recommendations are:
•

That the Council should adopt the land take-up scenario. This suggests that
the Borough does have sufficient land available for the Local Plan period, and
onwards to 2033

•

Within the baseline employment land supply, the following sites do not appear
to be viable and deliverable for B1/B2/B8 uses. It is therefore not
recommended that they be retained as employment sites in the next Local
Plan:

•

o

Site 3: Cotes Park East, Somercotes

o

Site 17: Off Cotes Park Lane, Cotes Park West, Somercotes

o

Site 19: Keys Road, Alfreton Trading Estate

o

Site 11: Adams Close, Heanor Gate Industrial Estate

o

Site 7: Nottingham Road, Ripley.

A mixed-use scheme would also be a viable way to ensure delivery on Site 5:
Bullsmoor, Belper

•

Elsewhere, Amber Valley Borough Council generally needs to protect its
employment sites from non-employment uses, such as housing or retail. It is
excepted however, that in the case of Site 6: Taylor Lane, Loscoe, Heanor,
employment needs need to be balanced against strategic housing
requirements

•

The Council should designate seven key employment sites and areas to be
safeguarded for B Class Uses and other employment uses which achieve
economic enhancement. These are:

•

o

Cotes Park IE, Alfreton (Incorporating Alfreton Trading Estate)

o

Alfreton IE/Thornton Park, Alfreton

o

Denby Hall Business Park

o

Codnor Gate IE, Ripley

o

Heage Road IE, Ripley

o

Chrysalis Business Park/Langley Bridge Industrial Estate, Langley Mill

o

Access 26, Langley Mill.

Amber Valley has sufficient land to meet needs overall. However, there is a
lack of choice in most settlements, particularly in the longer term. Accordingly,
the following settlement specific recommendations are made:

A39(e)/Final Report/August 2016/BE Group

5

Employment Land Need Study
Amber Valley Borough Council

o

Alfreton/Somercotes – Look to provide small scale, readily deliverable
development sites within the Cotes Park/Alfreton Trading Estate area.
The Council should look to identify a successor site to Site A: Lily
Street Farm

o

Belper – The provision of small, scale local employment opportunity
sites, which could be brought forward early in the Local Plan period, is
encouraged. These should look to take advantage of the brownfield
regeneration opportunities which remain in the town

o

Heanor – Look to provide small sites to meet immediate local needs

o

Ripley – Look to encourage and support proposals for B1/B2/B8 uses
on at least a portion of the 9 ha, Butterley Brick site to meet local
employment needs.

•

The Council should work with neighbouring authorities on issues in which
interests will overlap

•

Review and monitor the employment land and premises position and
undertake the study again in about five years, as 2028 is a long time in the
future and much will happen before then.
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1.0

INTRODUCTION

1.1

This report provides an Employment Land Need Study for Amber Valley Borough. It
has been carried out on behalf of Amber Valley Borough Council (the Council).

1.2

The key aim of the Employment Land Need Study is to provide a robust evidence
base which will support the needs of the Borough, and inform the emerging Local
Plan. It will provide a review of the economic performance of the Borough to enable
future jobs growth to be forecast over the Local Plan period, and this in turn will
inform decisions on current and future land allocations as part of a wider review of
the employment land and premises needs of Amber Valley.

1.3

Reflecting the Study Brief, the study objectives are to identify:
•

“The total area of land (in hectares) for employment uses (Use Classes B1,
B2, B8) that will need to be provided for the Plan period

•

Which (if any) of the current sites identified for employment purposes in the
Adopted Amber Valley Borough Local Plan 2006 are still viable and should be
retained in the new Local Plan

•

[Within] which areas of Amber Valley would it be best to allocate sites for
employment purposes to meet the total land requirement

•

How employment land identified in the neighbouring areas could impact on
the employment land need in Amber Valley

•

What impact could the Local Enterprise Partnership Strategic Economic
Plan’s aspirations for job creation have on the provision of sites and policies
for employment in the Local Plan?”

1.4

BE Group, economic development and property consultants, compiled this report
during April-July 2016. The study updates and supersedes Amber Valley’s previous
employment land evidence base documents, specifically the 2008 Derby Housing
Market Area (HMA) Employment Land Review, also completed by BE Group, and the
2013 Derby Housing HMA Employment Land Review: Forecast Update.

Background
1.5

The Council has been working to complete a new Core Strategy for Amber Valley, as
Part 1 of the new Local Plan. However, the Council had to withdraw the Core
Strategy in December 2015, on the basis that, following discussions with
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housebuilders, it was no longer confident that it could demonstrate a five-year supply
of deliverable housing land.

1.6

Amber Valley Borough Council remains committed to securing an up to date Local
Plan, with an indicative timetable to achieve this by March 2018. As part of this
revised process, the Council is commissioning a range of additional/updated
evidence base studies including this Employment Land Need Study, which considers
need over the Local Plan period 2018 to 2028 (and onwards to 2033).

Methodology
1.7

Research methods used include site visits, face-to-face and telephone interviews
with property market stakeholders such as developers, investors and their agents.
Consultations were undertaken with a number of the Borough’s major private sector
employers and key public sector agencies. The 31 parish and town councils of
Amber Valley have also been contacted by post and email. Desktop analysis of
national, sub-regional and local reports and strategies has been undertaken.

1.8

The Functional Economic Market Area (FEMA) of Amber Valley is identified using
methods identified in Planning Practice Guidance (PPG) and the property market in
the local authority areas within the FEMA have been reviewed. This has been
undertaken through consultations with officers from the relevant Councils, combined
with desktop analysis of the Employment Land Studies and Local Plans of those local
authorities.

1.9

Finally, the land supply has been assessed against forecast data to understand the
future need for any additional employment land. This is then developed into a series
of economic development recommendations that cover not just land, but also
premises.

1.10

Attached at Appendix 1 is a list of all consultees.

Employment Land Review Guidance
1.11

A key reason for updating the Employment Land Need Study is to take account of
recently published PPGs, which provides guidance on how local authorities should
approach both housing and employment land reviews. Two guidance notes have
been produced – Housing and Economic Land Availability Assessment which
provides a methodology of reviewing suitable land, and Housing and Economic
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Development Needs Assessments, which provides guidance on how future needs
can be determined. The assessment process takes the form of a five stage
methodology under the following headings:
•

Stage 1: Identification of sites and broad locations to provide an audit of
available land of 0.25 ha and above. This will be a desk top review identifying
as wide a range as possible of sites and broad locations for development
(including those existing sites that could be improved, intensified or changed).
The outcome of this stage is to understand key employment land supply
issues and generate a portfolio of potential employment sites to take forward
for more detailed review.

•

Stage 2: Site/broad location assessment to estimate the development
potential. This will include a re-appraisal of the suitability of previously
allocated land and the potential to designate allocated land for different or a
wider range of uses. This stage entails a qualitative review of all significant
sites and premises for their ‘suitability’, ‘availability’ and ‘achievability’ in order
to confirm which of them are unsuitable for/unlikely to continue in B1/B2/B8
employment use; to establish the extent of ‘gaps’ in the portfolio; and if
necessary, identify additional sites to be allocated or safeguarded. This
exercise will help to inform whether a site is ‘deliverable’, ‘developable’ or
neither. In assessing the portfolio, factors which need to be considered
include:
o

“The recent pattern of employment land supply and loss to other uses
(based on extant planning permissions and planning applications).
This can be generated though a simple assessment of employment
land by sub-areas and market segment, where there are distinct
property market areas within authorities

o

Market intelligence (from local data and discussions with developers
and property agents, recent surveys of business needs or engagement
with business and economic forums)

o

Market signals, such as levels and changes in rental values, and
differentials between land values in different uses

o

Public information on employment land and premises required

o

Information held by other public sector bodies and utilities in relation to
infrastructure constraints

o

The existing stock of employment land. This will indicate the demand
for and supply of employment land and determine the likely business
needs and future market requirements (though it is important to
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recognise that existing stock may not reflect the future needs of
business). Recent statistics on take-up of sites should be consulted at
this stage, along with other primary and secondary data sources to
gain an understanding of the spatial implications of ‘revealed demand’
for employment land
o

The locational and premises requirements of particular types of
business

o

Identification of oversupply and evidence of market failure (e.g.
physical or ownership constraints that prevent the employment site
being used effectively, which could be evidenced by unfulfilled
requirements from business, yet developers are not prepared to build
premises at the prevailing market rents).”

•

Stage 3: Windfall assessment not applicable as relates to housing only.

•

Stage 4: Assessment review ascertaining the need for economic
development uses. To understand the future quantity of land required across
the main business sectors; to provide a breakdown of that analysis in terms of
quality and location and provide an indication of ‘gaps’ in supply through
economic forecasting, consideration of recent trends and/or assessment of
local property market circumstances. Preferred forecast methods include:
o

Sectoral and employment forecasts and projections (labour demand)

o

Demographically derived assessments of future employment needs
(labour supply techniques)

o

Analysis based on the past take-up of employment land and property
and/or future property market requirements.

The outcome of this stage is to provide broad quantitative employment land
requirements across the principal market segments covering Amber Valley’s
Local Plan period and an analysis of the likely ‘gaps’ in supply that need to be
filled.
•

Stage 5: Final evidence base, the outcome of which will be the completion
of the employment land review, to be taken forward in the Local Plan. The
Review is prepared in line with this advice.

1.12

Table 1 shows how the Employment Land Assessment aligns with this Guidance.
The link between the report and the PPG methodology is not always clear cut, with
different sections overlapping, indeed certain steps overlap.
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Table 1 – Employment Land Reviews – PPG Guidance
Stage 1 – Site / Broad Location Identification
Step 1 – Determine assessment area and site
size

Undertaken by Amber Valley Borough
Council

Step 2 – Desktop review of existing
information

Covered in Sections 2, 3, 4, 5, 6

Step 3 – Call for sites / broad locations

Undertaken Amber Valley Borough Council
in Jan-March 2016

Step 4 – Site / broad location survey

Covered in Sections 6, 10, 11

Stage 2 – Site / Broad Location Assessment
Step 5 – Estimating the development potential
in parallel with assessing suitability,
availability, achievability – including viability

Covered in Section 6 and Appendices

Step 6 – Overcoming constraints

Covered in Section 6 and Appendices

Stage 3 – Windfall Assessment
Step 10 – Determine housing / economic
development potential of windfall sites (where
justified)

N/A

Stage 4 – Assessment Review
Step 11 – Review assessment and prepare
draft trajectory; enough sites / broad
locations?

Section 8

Stage 5 – Final Evidence Base
Step 12 – Evidence Base and monitoring

ELNS produced by BE Group and
monitoring undertaken by Amber Valley
Borough Council

Source: BE Group 2016
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2.0

STRATEGIC CONTEXT
Introduction

2.1

This section focuses on national, regional and local reports and strategies that have
a relevance to the allocation of employment land and premises. It updates the policy
position from the 2008 and 2013 Employment Land Reviews.

National Policy
National Planning Policy Framework, 2012
2.2

The NPPF sets out the Government’s economic, environmental and social planning
policies

for

England,

articulating

the

Government’s

vision

of

sustainable

development. It provides a framework for the production of local and neighbourhood
plans.

2.3

The NPPF requires local authorities to set a clear economic vision and strategy
based on an understanding of the existing business needs, likely changes in the
market and any barriers to investment. This understanding should be achieved
through working with the local business community, neighbouring local authorities
and the Local Enterprise Partnership (LEP).

2.4

Paragraphs 18 to 22 of the NPPF establish that the Government is committed to
ensuring that the planning system does everything it can to support sustainable
economic growth, and that significant weight should be placed on the need to support
economic growth through the planning system. It sets out a requirement for local
planning authorities to plan proactively to meet the development needs of businesses
and support an economy fit for the 21st Century.

2.5

In drawing up local plans, the NPPF requires local authorities to:
•

Set out a clear economic vision and strategy

•

Set criteria or identify strategic sites for local and inward investment

•

Support existing business sectors and where possible identify and plan for new
or emerging sectors likely to locate in the area

•

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

•

Identify priority areas for economic regeneration, infrastructure provision and
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environmental enhancement
•
2.6

Facilitate flexible working practices.

Paragraph 22 states that planning policies should avoid the long term protection of
sites allocated for employment use where there is no reasonable prospect of a site
being used for that purpose. Where there is no reasonable prospect of a site being
used for the allocated employment use, applications for alternative uses of land or
buildings should be treated on their merits, having regard to market signals and the
relative need for different land uses to support sustainable local communities.

2.7

Paragraphs 160 and 161 set out that local planning authorities should have a clear
understanding of business needs within the economic markets operating in and
across their area. To do this they should work with Local Enterprise Partnerships, the
business community, county and neighbouring authorities to understand business
needs, likely changes in the market and barriers to investment. They should use their
evidence base to assess the land and floorspace for economic development,
including the quantitative and qualitative needs for all foreseeable types of economic
activity and the existing and future supply of land.

LEP Area Policy

D2N2 Strategic Economic Plan, 2014
2.8

D2N2 is the UK’s fifth largest LEP. The D2N2 Strategic Economic Plan (SEP) sets
out the LEP’s proposals for boosting growth, prosperity and employment in order to
make the greatest possible contribution to national economic growth.

2.9

The SEP takes forward the plans set out in the Strategy for Growth 2013-2023, which
has the overall target “to support the creation of an additional 55,000 private sector
employee jobs in D2N2 by 2023, shifting the balance to more private sector jobs”. It
aims to reach this target by stimulating economic growth and supporting firms to
innovate, invest, export, grow and create sustainable jobs, and focuses on a
programme of investment to be developed by all partners over the next few years.

2.10

Other relevant targets to 2023, include:
•

A step change in skills levels amongst its workforce and young people

•

A significant increase in its business base
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•

77,000 additional homes to accommodate its growing population

•

Leverage of funding through its City Deal, EU Structural and Investment
Funds and private sector investment.

2.11

2.12

2.13

The SEP focuses on five strategic priorities:
•

Business Support and Access to Finance

•

Employment and Skills

•

Infrastructure for Economic Growth

•

Housing and Regeneration

•

Transport Equipment Manufacturing Innovation.

These are to be considered within eight priority sectors:
•

Life Sciences

•

Construction

•

Food and Drink

•

Manufacturing

•

Visitor Economy

•

Low Carbon Goods and Services

•

Creative Industries

•

Transport and Logistics.

Alongside the targets specifically relevant to growing and strengthening D2N2’s
economy, the Economic Plan aims to contribute to some of the key priorities set out
by the Government, including:
•

Increasing private sector jobs and strengthening key sectors through flagship
interventions e.g. Enterprise Zones and the establishment of the Growth Hub

•

Prioritising sectors, in line with Government’s ‘Industrial Strategy’ focusing on
sectors with exceptional strengths e.g. transport equipment manufacturing, life
sciences and low carbon goods and services

•

Supporting the ‘Strategy for Sustainable Growth’ through the strength of the
low carbon goods and services sector, and D2N2’s low carbon action plan.
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2.14

D2N2 led investment will target four key areas some of which require support from
the Local Growth Fund:
•

Innovation-Led Economic Growth: Leveraging the key ‘Original Equipment
Manufacturers’ in the sub-region and their Supply Chains

2.15

•

Accelerating Commercial and Residential Development

•

A D2N2 Skills Deal

•

HS2 and East Midlands Connectivity.

More detail on what the LEP partners are investing and what is required from the
Local Growth Fund in relation to the five strategic themes in the SEP is set out in the
D2N2 Implementation Plan 2014. This investment planning is accounted for in this
study, but not repeated here.

Sub-Regional (County) Policy

Derbyshire Economic Strategy Statement, 2015
2.16

The Derbyshire Economic Strategy Statement (DESS) aims to collate “the ambitions
and growth objectives of all the local authorities, private and third sector partners
across Derbyshire and sets out the opportunities to drive economic growth”. The
DESS acts as the strategic framework for agreed County-wide objectives.

2.17

In order to exploit opportunities in and across the area’s economic geography, the
DESS establishes a number of economic zones used to recognise the varying drivers
and capacity growth whilst being “mindful of the spatial pattern of existing and future
opportunities”. Alongside South Derbyshire and Erewash, Amber Valley sits within
the South Zone. This zone is characterised by a “relatively buoyant economy with
considerable growth potential, particularly within high value added activities and
supply chain development. […] It has a relatively affluent and highly skilled
workforce, although with some pockets of disadvantage and a slightly ageing
population. The Zone will be an important location for housing and employment
growth”.

2.18

More specifically, Amber Valley has good connectivity via the M1 corridor, a skilled
workforce, a strong creative sector, a good enterprise start-up rate and a broad
industrial base as a result of the area’s close relationship with Derby City. Local
development priorities include supporting the area’s transition towards a higher value
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added business base, creating higher waged employment opportunities, raising
qualifications and supporting the visitor economy.

2.19

Amber Valley also boasts a strong creative and digital presence. Here “the
exceptional landscape, visitor economy and proximity to surrounding cities and
markets has supported the growth of micro-businesses.” As a result, GVA in the ICT
sector is expected to increase by £655m between 2013 and 2030; “the second
highest rate of increase behind professional, scientific and technical businesses and
almost double the national forecast rate of change”.

Local Policy
2.20

As noted in Section 1.0, the emerging Core Strategy for Amber Valley was withdrawn
in December 2015. As it will now not form a Development Plan Document (DPD) for
the Borough, it is not reviewed within the Strategy Context. However, some elements
of that Strategy Document are considered elsewhere in this Employment Land Need
Study, notably its proposed employment land allocations (see Section 6.0).

Amber Valley Local Plan (Adopted April 2006, Saved Policies 2009)
2.21

At the time of writing, the saved policies of the 2006 Local Plan, remain the adopted
Local Plan DPD for Amber Valley. Table 2 sets out the stated employment land need
of the Borough, reflecting a previous Joint Structure Plan Requirement for 175 ha
over 1991-2011. Through Policy ER3 sufficient land has been identified to meet the
remaining requirement of 124 ha over 2005-2011, all of which is suitable and viable
for development. This provision includes a 30 ha strategic employment site at
Cinderhill, Denby, which could also accommodate some 300 homes and local retail
(Policy ER2).

2.22

Several other mixed-use schemes which could also provide B-Class accommodation
are also identified under policy ER1:
•

ER1a: East Mill and North Mill, Bridgefoot, Belper – B1/B2/B8 plus A1-A5
retail/hot food and D2 Leisure

•

ER1b: West Mill, Bridgefoot, Belper – B1/B2/B8 plus A1-A5 retail/hot food and
D2 Leisure

•

ER1d: Land at Milford Mills, Derby Road, Milford – B1 Business, tourism, A3A5 hot food and D2 Leisure.
2.23

In all cases development needs to reflect the Conservation Area and
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World Heritage Site status of these locations.

Table 2 – Allocated Employment Land 2005-2011
Sub-Area

Requirement 19912011, ha

Developed 19912005, ha

Remaining Requirement
2005-2011, ha

Alfreton

70

46.71

23.29

Belper/Ripley

75

3.10

71.90

Heanor

30

1.00

29.00

175

50.81

124.19

Total

Source: Amber Valley Borough Council, 2006

2.24

In Policy ER5 the Plan emphasises the need to facilitate the expansion of existing
businesses to ensure that they can continue to grow and contribute to the economy.
There is however, a need to ensure that any such development does not have any
adverse impact on the environment. Policy ER6 seeks to ensure the ongoing
diversification of the rural economy through conversions/extensions, or new
developments within rural settlements or farm complexes which are of a scale
appropriate to their locations (Policy ER6).

2.25

The Plan states that the Borough’s strategic road network makes it a prime location
for distribution and warehouse operator, but that these B8 uses should not be to the
detriment of other types of business (Policy ER7).

2.26

Small businesses growth should be facilitated through the provision of suitable
accommodation and sites, within both existing and new employment areas, and will
include the conversion of larger existing and redundant buildings in employment use,
as well as through the development of new employment schemes, which must
include an appropriate proportion of smaller units (Policy ER8). The loss of existing
and redundant buildings which are suitable for conversion or adaptation to meet the
needs of small firms will not be encouraged unless the redevelopment proposal
provides overriding benefits, there is insufficient local demand or alternative provision
can be made elsewhere (Policy ER9).

2.27

The Plan recognises that in the older urban areas there are a number of established
businesses operating out of poor quality buildings. It promotes their relocation to
more appropriate locations (Policy ER10). This will then allow for the redevelopment
of more unattractive sites.
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2.28

The majority of the Borough’s business and industrial areas are occupied by
manufacturing, warehouse and distribution operations, characterised by the relatively
low quality of environment. It is envisaged that growth in the service sector will lead
to the demand for higher quality, lower density developments (Policy ER11). This will
impact on the overall layout, design and density of new schemes.

Derby HMA Employment Land Review, 2008
2.29

The report assesses the supply of, and the need and demand for, employment land
and premises in the Derby Housing Market Area (Amber Valley, Derby City and
South Derbyshire) to provide evidence to inform their (then) Local Development
Frameworks to 2026.

2.30

The study highlighted that Amber Valley has a relatively insular, local property market
and a limited office market. Most demand is for industrial units up to 500 sqm and
offices up to 200 sqm, but there is also a need for larger 3,000 sqm plus units
because of the increasing demand for distribution uses, spreading west from the M1.
Much of this is focused on Alfreton, because of its good accessibility to this key
strategic route; as well as along the A38. There is a shortage of available,
immediately developable employment land in attractive locations – and much of what
exists is poor quality.

2.31

In total the HMA has 411 ha of undeveloped, allocated employment land made up by
70 sites. 117.08 ha of this is in Amber Valley, reduced to 92 ha if
unavailable/undevelopable sites are excluded. The study considers forward land
need through a range of methods, but ultimately prefers a roll forward of historic take
up methods, giving a need of 68-85 ha to 2026 in Amber Valley (See Table 3).

2.32

This study concludes that very broadly there is too much employment land, both in
Amber Valley and across the Derby HMA. It is therefore likely that poor quality land
will need to be de-allocated/redeveloped for other uses. However, new allocations
will be needed to offer viable land and property solutions to modern, growing
businesses.
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Table 3 – Employment Land Need

Area

Amber Valley

Worst Case
Employment
Land
Supply, ha

Historic
Gross
Take-up,
ha/year

Five
Year
Buffer,
ha

Gross Land
Need to 2026,
ha, based on
historic takeup rates (no
buffer)

Gross Land
Need to 2026,
ha, based on
historic takeup rates with
five-year buffer

92.15

3.38

16.90

67.60

84.50

227.15

5.78

28.90

115.60

144.50

South
Derbyshire

56.68

5.48

27.40

109.60

137.00

Derby HMA

375.98

14.64

73.20

292.80

366.00

Derby

Note: Gross land need figures assume a consistent rate of employment land loss to alternative uses.
Source: Amber Valley Borough Council, 2008

2.33

Amber Valley suffers from a largely poor quality land supply, with few obvious
opportunities to improve it. Reflecting this it was argued that Amber Valley may have
to satisfy its company’s needs for higher quality solutions in Derby. This poor quality
land supply could well be linked to the historically low take-up in Amber Valley, and
there could well be further latent demand.

2.34

Most of Amber Valley’s effective land supply is made up of Cinderhill and Denby Hall
Business Park (combined 56 ha). There are limited options to replace existing poor
quality sites. Having said this, there is an apparent oversupply of land, and therefore
the need to allocate further is minimal.

2.35

In terms of recommendations for Amber Valley, the study found that it is vital that the
Council addresses its land supply and find better allocations that are more related to
key access routes. It was however acknowledged that this is a difficult ask, due to
the nature of Amber Valley as much as anything else – dispersed settlements and
employment areas divorced from key access routes.

2.36

There was also felt to be a real issue in Belper. The viability of Bullsmoor is
questioned because its access is poor, it is poorly located and situated, and lacks
prominence; while remaining sites are also small and poor quality. It was
recommended that the Council should therefore look at redevelopment of existing
areas for units suitable for small businesses; identify and better use underutilised
land; and maximise existing opportunities, e.g. Belper Mill, especially in the western
half of the Borough. There is more potential to cater to the needs of modern
businesses in the eastern half of the Borough, because of the better road links.
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Derby HMA ELR Forecast Update, 2013
2.37

This report updates demand forecasts set out in the Derby HMA Employment Land
Review. The results of this forecast work are set out in Table 4.

2.38

The results highlight that the level of land which is developed for employment across
the HMA over the next 20 years is difficult to accurately predict, and could be widely
influenced by economic circumstances and performance as well as investment
decisions by individual businesses.

Table 4 – Summary of Forecasts, split by LA, 2008-28
Forecast

Amber Valley

Derby

South
Derbyshire

HMA,
Total

Labour Demand Scenario

21.7

26.6

46.69

94.99

Labour Supply Policy-ON
Scenario

52.0 – 72.0

130.1 – 129.7

69.29 – 91.19

273.29

20 Year Gross
Completions

32.5

142.3

122.0

196.8

10 Year Gross
Completions

15.8

132.7

164.0

312.5

Source: Derby HMA Authorities, 2013

2.39

In terms of the findings:
•

Labour Demand Scenario – Shows a very limited requirement for additional
employment land. Additional employment land is required in this scenario
primarily to provide a choice of sites.

This scenario supports very moderate

levels of employment growth and is perhaps not the most appropriate basis to
plan for, given expected growth in the population and associated growth in
labour supply
•

The Labour Supply Policy-On Scenario – Would support employment growth
in line with growth in labour supply. However, it is based on an optimistic set
of assumptions about employment growth within the HMA, based on the
current evidence, and particularly strong performance of the manufacturing
sector relative to past trends.

2.40

Looking at the forecasts based on past completions, both the 10 and 20 year
completions trends show much stronger completions than have occurred over the
last 4 years. Over the first four years of the Local Plan period, gross completions
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have averaged 7.2 ha/year. If this is projected forward it would support demand for
16-32.5 ha over the 20-year Plan period in Amber Valley. However, this is likely to
over-estimate land requirements

as the trend data

includes

completions,

redevelopment and intensification on existing employment sites.

Supplementary Planning Documents, Briefs and Masterplans
2.41

These documents are summarised in Table 5.

Neighbourhood Plans
Ripley Neighbourhood Plan 2014-2028
2.42

The Ripley Neighbourhood Plan has now been adopted and forms part of the
Development Plan for that area. The two objectives under ‘Economic and
Employment Development’ in the Plan, are:
•

“To provide new employment opportunities to meet the needs of the
community, to offset the decline in the area’s traditional economic base and to
reduce commuting

•

To encourage and support the installation of a digital highway available to all
properties within the Township.”

2.43

The three policies created in response to these objectives are:
•

“EMP1 Economic and Environment Development - The Plan will support
economic development and diversity across the Township, subject to the
provisions of the other development policies of The Plan. The Plan will
actively encourage the re-use of vacant business and industrial units and the
redevelopment of brownfield sites will be supported.

•

EMP2 New Employment Sites - With the exception of the football ground, the
car parking and access associated with it, land at the Butterley Brick site is
allocated for redevelopment for a new sports hub, new employment and
business development. Identified on the plan below.

•

EMP3 Ripley Town Centre - Planning permission will be granted for new retail
development in Ripley Town Centre, providing that it does not detract from the
character and appearance of the town. The re-use of vacant floors of
buildings or empty properties is encouraged.”
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Table 5 – Amber Valley Supplementary Planning Documents, Briefs and Masterplans
Documents

Area of Coverage

Relevant Economic Comments

Supplementary
Planning Document
and Development Brief
for land between the A6
and the River Derwent,
Belper, 2012

Land located between the A6 and the
River Derwent at Belper. The SPD area
is within Belper and the Derwent Valley
Mills World Heritage Site (WHS) as well
as the Belper and Milford Conservation
Area.

Development of the allocated land at Derwent Street under Policy ER1c will regenerate this part of
Belper, creating employment and economic activity. Some retail development would be appropriate and
there are also likely to be opportunities for housing, leisure, tourism and other employment uses.

Draft Development
Brief - Bullsmoor,
Belper, 2011

Bullsmoor, Belper

The Brief site is allocated for development within use classes B1, B2 and B8, providing that the
proposals satisfy the criteria in Local Plan Policy ER11. However, tall large scale employment uses are
not considered acceptable due to the sensitivity of this location.
The site offers the potential to allow for new employment development at Belper. The site will need,
however, to be developed in a manner that protects the setting of the World Heritage Site, the
Conservation Area and the listed Pottery Farm in close proximity.

Development Brief,
Shipley Lakeside, 2011

Located between Heanor and Ilkeston.
The site adjoins Shipley Country Park,
which is an area of both local and
regional importance. It is 45 ha in size.

The key opportunities for the site, which include some element of business development, are:
•

The potential of the lake and lakeside to attract high quality development to the area

•

The existing network of paths/bridleways providing access to Shipley Country Park and the
Nutbrook Trail

•

The potential to enhance the proposed multi-user route surrounding the site.

There is opportunity for a wide range of uses within the site including business use, tourism and leisure
uses. However, given that its location is adjacent to Shipley Country Park, and The Field Conservation
Area, it is vital that development does not detract from the quality of the surrounding environment and
therefore large scale, major industrial or storage uses. B8, are therefore not considered acceptable.
However, an element of B8 use could form part of a B1/B8 proposal.
Land to the North of
Market Street, Heanor
– Statement of
Development
Principles, 2008

2.66 ha in size and located between the
heart of Heanor town centre to the south
and residential development to the north.
It comprises mainly open land uses,
including car parking and some green
open space. The majority of the area falls
within the Town Centre boundary
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The site offers a number of potential development opportunities, and includes potential for some
business use, as well as potential leisure, community, retail and public realm use. Opportunities for the
site include:
•

Making more effective use of redundant and underused land to provide new development that can
contribute to the physical regeneration of Heanor town centre

•

Providing opportunities for the relocation of existing small businesses from unsuitable locations
within the town and/or the establishment of new small businesses

•

Improving linkages between the town centre and residential areas to the north beyond the town
centre boundary, including through improved signage

•

Safeguarding Listed Buildings in the vicinity of the area from any adverse impact from new
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Documents

Area of Coverage

Relevant Economic Comments
development and to ensure that they can provide an attractive and historic setting for any
forthcoming development.

Ripley Masterplan,
2009

Sets out a clear vision for the
regeneration of Ripley and identifies key
development sites within the town centre

The four Key Development Opportunity Sites, seen as critical to Ripley’s regeneration, are identified as:
•

The Market Place

•

Sainsbury’s Backlands

•

Eastern Gateway

• Southern Approaches.
The masterplan also promotes a remodelling of the public realm as a mechanism to stitch together the
initiatives. A number of solutions are developed for each opportunity site with varying levels of
intervention. For each site the masterplan details an estimated timescale for delivery, the potential
capital receipt (or deficit) and an outline delivery strategy to inform the next steps, which takes into
account the opportunities and constraints.
Heanor Masterplan,
2008

Heanor Town Centre

A39(e)/Final Report/August 2016/BE Group

Focuses on eight sites:
•

Church Square - a range of new uses (retail and offices with flats above) could provide active
frontage to Market Place, Market Street and Ilkeston Road with a significant corner building to
Church Square

•

Mundy Street School - the conversion of the former Mundy Street School to start up business units
would increase employment opportunities in the town centre. Alternatively, it could be converted for
community use

•

Mount Street Car Park - the existing underused car park could be developed for residential use or
retain some public car parking if an access was created through to Market Street

•

Red Lion Square - the western gateway to the town centre creates a poor impression and new
leisure uses with residential development above focused on Red Lion Square could provide an
appropriate link between Market Street and the retail parks

•

Bircumshaw’s Road - a new access to the area from Fletcher Street would allow for the closure of
Bircumshaw’s Road at Market Street and improvements to Red Lion Square to be made. Additional
leisure and residential development in this area would be dependent on land required for the
proposed inner relief road if it goes ahead

•

Whysall Street West - residential development could take place on land not required for the
proposed inner relief road (whether it is built or not) to support more people living in the town centre

•

Whysall Street East - a central car park on two levels with residential above and new shops on a link
to Market Street past the town hall could be developed on land not required for the proposed inner
relief road (whether it is built or not)

•

Eastern Gateway - new gateway buildings could be developed on land not required for the
proposed inner relief road on Church Street. Uses include residential development and possibly a
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Area of Coverage

Relevant Economic Comments
hotel.
In addition to opportunity sites, a range of regeneration projects have been identified to support the
regeneration of the town centre:
•

Development of Inner Relief Road

•

Memorial Park improvements

•

Streetscape Improvements

•

Signage Review and Improvements

•

Shopfront improvements/Group Repair Works

•

Reopening Derby Road

•

Market Place Rejuvenation

•

Development of New Community Cinema/Theatre

•

Development of Youth Centre.

Source: Amber Valley Borough Council
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Idridgehay & Alton and Ashleyhay Neighbourhood Plan 2014-2028
2.44

To realise its vision, the plan sets out ten objectives for the Neighbourhood Area.
Just one of these is relevant to employment/business – “To encourage and support
appropriate sustainable small-scale enterprises providing benefit to the local
community whilst protecting the intrinsic character and distinctiveness of the area.”

2.45

In order to achieve this adjective, the plan sets out the following policy:

“VIA Business Policy B1: Business development, whether new or expanding, will
be considered favourably provided that it a) re-uses redundant or existing buildings
as far as is reasonably practicable; b) is located within or adjacent to existing
buildings if at all possible; c) is appropriate in scale to the Neighbourhood Area; d) is
of a quality of design and materials appropriate to the location; e) protects residential
amenity; f) demonstrates benefit to the local community in terms of jobs or services;
g) will not significantly adversely affect the visual amenity or character of the area; h)
will not have unacceptable environmental impact in terms of traffic generated, light
and noise, pollution and loss of natural green space; and i) aims to achieve the
highest possible standard of energy efficiency.”

Summary
2.46

It is a responsibility of local government to support and encourage economic growth.
This includes the provision, initially through planning policy, of sufficient employment
land and premises. This must be of the right scale, type, location, be readily available
for development and be well related to the strategic or local highway network
according to the nature of the site and the function of the settlement. One of the most
important issues to consider is that the land must be allocated in sustainable
locations and be readily capable of development. The employment land portfolio
needs to be balanced and to adequately cater to all sectors of the economy, i.e.
small and large businesses, offices and industrial, high and low quality operations.

2.47

LEP area targets are for 55,000 private sector employee jobs by 2023, along with
77,000 extra homes.

2.48

The current Local Plan identifies a local employment land supply of 124 ha, available
over 2005-2011. This includes a 30 ha strategic employment site at Cinderhill,
Denby, which could also accommodate some 300 homes and local retail.
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2.49

The 2008 Derby HMA Employment Land Review identified a land need of 68-85 ha
to 2026. Amber Valley’s land supply, even at a worst case is some 92 ha, meaning
the Borough had an oversupply against needs. Amber Valley suffers from a largely
poor quality land supply, with few obvious opportunities to improve it. Reflecting this
it was argued that Amber Valley may have to satisfy its companies needs for higher
quality solutions in Derby. This poor quality land supply could well be linked to the
historically low take-up in Amber Valley, and there could well be further latent
demand.

2.50

Most of Amber Valley’s effective land supply is made up of Cinderhill and Denby Hall
Business Park (combined 56 ha).

2.51

There was also felt to be a real issue in Belper.

The viability of Bullsmoor is

questioned because its access is poor, it is poorly located and situated, and lacks
prominence; while remaining sites are also small and poor quality.

The Council

should therefore look at redevelopment of existing areas for units suitable for small
businesses; identify and better use underutilised land; and maximise existing
opportunities, e.g. Belper Mill, especially in the western half of the Borough.
2.52

The Derby HMA ELR Forecast Update, 2013 updates demand forecasts set out in
the Derby HMA Employment Land Review. The resulting need ranges from 16-72 ha
over 2008-2028, still well within Amber Valley’s identified land supply.

2.53

At the settlement level, the adopted Ripley Neighbourhood Plan identifies the
Butterley Brick site, in the south of the town, as a potential employment site, suited
for B-Class uses alongside a new sports hub. This opportunity site is additional to the
employment land supply, as defined in Council monitoring in Section 6.0 and is
discussed further in the Conclusions and Recommendations (Sections 10.0 and
11.0).
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3.0

SOCIO-ECONOMIC PROFILE
Introduction

3.1

This section provides a summary profile of the prevailing social and economic
conditions in Amber Valley. It aims to provide the socio-economic context which
shapes employment land demand and supply factors in the study area to facilitate
sustainable growth. It also provides an important context for understanding economic
demand/need, having regard to the wider regional and national economies.

3.2

This section therefore considers the size of the economy, where the businesses are,
and what type of businesses they are. By appreciating these aspects, it is easier to
facilitate economic development by allocating land and premises in the correct
locations and of the right type. The profile is a result of secondary research, drawing
together a number of existing data sources, primarily census, demographic,
workforce and business data compiled by the Office of National Statistics (ONS).

3.3

Reflecting both NPPF and PPG guidance, local planning authorities should also have
a clear understanding of needs and a stronger indication of performance against
neighbouring areas, as well as sub-regional and national averages. A FEMA for
Amber Valley is defined in Section 7.0 and comprises:

3.4

•

Ashfield

•

Bolsover

•

Broxtowe

•

Derby

•

Derbyshire Dales

•

Erewash

•

North East Derbyshire

•

Nottingham.

Where relevant, comparisons are made between Amber Valley, these locations and
the FEMA as a whole. The FEMA area does cover a sizable portion of the D2N2 LEP
area, and the County of Derbyshire, including the cities of Derby and Nottingham. For
this reason, separate comparisons with the County and D2N2 LEP area are not
made. As is discussed in Section 7.0, the FEMA is also distinct from the Derby
Housing Market Area (HMA).
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3.5

A socio-economic profile was completed for the Derby HMA Employment Land
Review (2008). However, as most of the statistics within that study are now in excess
of ten years old, they are not referred to here. Rather a fresh appraisal of socioeconomic conditions is undertaken, which does make some historical comparisons,
using the most up to date data sources.

3.6

Finally, it should be noted that commuting patterns are discussed in Section 7.0
where they help to define the FEMA.

Economic Assessment – Population and Labour Market
3.7

The scale, quality and efficiency of the local labour market are acknowledged as key
factors that will influence the ability of an area to capture economic growth and in turn
have implications for both housing and employment land requirements. Being able to
access a pool of suitably qualified and experienced workers is important to both new
and existing businesses, including those who are well established within an area and
seeking to grow. The composition of the labour market, and in particular the skills,
occupational profile and associated wages are also likely to influence the type of
housing that is required, and when combined with travel to work patterns, the
preferred geographical distribution of housing supply.

Population
3.8

The Amber Valley local authority area had a population of 123,942 as at 2014 (midyear estimates), and as Figure 1 shows the local population has increased by some
5,500 persons between 2004 and 2014, at a modest average population growth rate
of 0.5 percent/year.
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Figure 1: Amber Valley Population Change 2004 -2014

Source: ONS Mid-year population estimates

3.9

As Table 6 shows, Amber Valley has seen lower rates of population growth than the
wider FEMA, as well as regionally and nationally.

Table 6 – Population 2004 - 2014
Change 2004 – 2014
2004

2009

2014
No.

Amber Valley

Percent

118,400

121,500

123,900

5500

4.65

FEMA

1,205,473

1,243,098

1,286,797

81,324

6.75

East Midlands

4,291,476

4,471,653

4,637,413

345,937

8.06

50,194,600

52,196,400

54,316,600

4,122,000

8.21

England

Source: ONS Mid-Year Population Estimates, 2004, 2009 and 2014
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Figure 2: Age Profile, 2014

Source: Nomis Mid-Year Population Estimates, 2014

3.10

Figure 2 shows that Amber Valley has more of an ageing population than both the
region as a whole, and the country (with 37 percent of the Borough’s population over
50, compared to 33 percent in the East Midlands and 32 percent in England).
Furthermore, the Borough has less under 35s than the region and country, with 41
percent of its total population, compared to 45 and 47 percent.

Key Labour Market Indicators
3.11

Amber Valley’s labour market comprised 60,700 economically active residents at
2014/15. At 77.3 percent, the local economic activity rate exceeds the FEMA
average, and is only marginally lower than the regional and national average.

3.12

The unemployment rate in the Borough is also considerably lower than the FEMA,
regional and national averages, 3.5 percent compared to 5.8, 6.6 and 6.0 percent
respectively. Finally, 10.9 percent of the economically active population in Amber
Valley were self-employed in 2014, compared with 8.8 percent of the East Midlands
population.
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Table 7 – Economic Activity, 2014/15
Amber Valley
No.

Percent

FEMA

East
Midlands

England

Percent

Percent

Percent

Economically Active

60,700

77.3

75.9

77.5

77.6

Employment*

58,500

74.6

71.5

73.5

72.9

2,100

3.5

5.8

5.1

6.0

17,800

22.7

24.2

22.5

22.4

Unemployment**
Inactivity*

Source: ONS Annual Population Survey, 2014/15
*Percentage of working age population
**Percentage of economically active

3.13

In terms of deprivation, the Borough is ranked as the 162 most deprived local
authority area in England (out of 326 local authority areas) in the national Index of
Multiple Deprivation (2015).

3.14

At the local level, however, it is worth noting that eight of the Borough’s 77 Lower
Super Output Areas (LSOAs) were in the top 20 percent most deprived in England,
with two LSOAs in the top ten percent most deprived. There are 14 LSOAs in the top
20 percent least deprived, including four in the top 10 percent least deprived.
Furthermore, one of Amber Valley’s LSOAs is in the top 1 percent least deprived.

3.15

The areas of high deprivation comprise - 1. An area south of Alfreton, located east of
Riddings and south of Pye Bridge Industrial Estate, it incorporates much of the
settlement of Ironville, north of the Cromford Canal. 2. An area of Langley Mill, north
of the A608 Station Road and west of Lower/Upper Dunstead Road, incorporating
Langley Mill Junior School. Areas of low deprivation are focused around Duffield,
Swanwick and northern neighbourhoods of Belper.

Qualifications
3.16

Figure 3 shows that the National Vocational Qualification (NVQ) level attained by the
working age population of Amber Valley is above the FEMA, regional and national
averages. At 35.1 percent, the proportion of working age residents qualified to NVQ
Level 4 and above (equivalent to degree level) is above the FEMA proportion (29.8
percent) and regional averages (30.9 percent). It is, however, very slightly below the
national average of 35.7 percent. The proportion of residents without any qualification
is considerably lower than the FEMA, regional and national levels – 6.6 percent
compared to 10.7, 9.3 and 8.6 percent respectively.
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Figure 3: Qualifications 2014 (Percent)

Source: ONS Annual Population Survey, 2015

Employment by Occupation
3.17

Figure 4 illustrates the breakdown of employment by main occupation group. The
largest proportion of workers in Amber Valley is employed in professional occupations
(20.8 percent), slightly above comparable figures for the FEMA (19.2 percent), East
Midlands (18.2) and England (19.9 percent).

3.18

The Borough also has a notably higher proportion of people employed in associate
professional and technical occupations, 18.8 percent compared to 14.4 percent in the
FEMA, 12.7 percent in the region and 14.3 percent nationally.

3.19

The Borough has a considerably lower proportion of people employed in elementary
occupations (5.9 percent, compared to 11.7 percent in the FEMA area, 12.4 percent
in the East Midlands and 10.8 percent in England). It also has a lower proportion of
people employed in caring, leisure and other service occupations.
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Figure 4 – Employment by Occupation

Source: Annual Population Survey, 2015
*FEMA total figure for ‘Sales and customer service occupations’ and ‘Process, plant and machine
operatives’ do not include Erewash or North East Derbyshire as figures for these two local authority
areas are not disclosed in available data.

3.20

Table 8 measures local economic activity using Business Register and Employment
Survey (BRES) data to 2014 (the latest available data). BRES provides details of the
number of jobs within differing industry sectors within a local authority area. Table 9
then compares the percentage employment levels, by industry sector, with equivalent
rates in the FEMA, East Midlands and across England.

3.21

Across the two tables, figures show that Amber Valley does not have a particular
dependence on the public sector, when compared to wider averages. As of 2014,
25.1 percent of the Borough’s workforce employed was in public administration,
education and health. This compares to a FEMA average of 27.9 percent and
regional/national averages of around 25.5 percent.
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Table 8 – Amber Valley Number of Jobs by Industry
Industry
Agriculture, forestry and fishing

Amber Valley
Number

Percent

21

0.0

630

1.3

11,324

23.3

Construction

3,031

6.2

Motor trades

1,146

2.4

Wholesale

1,666

3.4

Retail

4,316

8.9

Transport and storage (inc. postal)

3,126

6.4

Accommodation and food services

2,587

5.3

Information and communication

777

1.6

Financial and insurance

374

0.8

Property

820

1.7

Professional, scientific and technical

2,512

5.2

Business administration and support services

2,179

4.5

Public administration and defence

2,395

4.9

Education

4,707

9.7

Health

5,091

10.5

Arts, entertainment, recreation and other services

1,912

3.9

48,614

100.0

Mining, quarrying and utilities
Manufacturing

Total
Source: ONS Business Register and Employment Survey 2015

3.22

However, manufacturing is a clear local strength, employing 23.3 percent of Amber
Valley’s working population in 2014, compared to wider averages of 8.3-13.2 percent.
Within the general manufacturing sector, some key local sub-sectors include:
•

Manufacture of food products, which employed 2,553 or 5.3 percent of the
total labour force in 2015. This will include Thorntons at Alfreton

•

Manufacture of other non-metallic mineral products, which employed 1,699 or
3.5 percent of the total labour force in 2014

•

Manufacture of rubber and plastic products, which employed 1,318 or 2.7
percent of the total labour force in 2014

•

Manufacture of fabricated metal products, except machinery and equipment,
which employed 1,035 or 2.1 percent of the total labour force in 2014.

3.23

The strongest office-based sectors are professional, scientific and technical followed
by business administration and support services. The proportions of the latter
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however, are notably below wider averages although proportions of employment in
the FEMA will include figures for Derby and Nottingham, significant service centres in
the East Midlands. Financial and insurance also has a comparatively weak role in the
Borough.

Table 9 – Economic Activity Comparison of Areas
Industry

Amber
Valley
(percent)

FEMA
(Percent)

East
Midlands
(Percent)

England
(percent)

Agriculture, forestry and fishing

0.0

0.0

0.9

0.6

Mining, quarrying and utilities

1.3

0.9

1.5

1.1

23.3

13.2

12.8

8.3

Construction

6.2

4.4

4.4

4.3

Motor trades

2.4

2.1

2.4

1.8

Wholesale

3.4

3.5

4.5

4.2

Retail

8.9

10.3

10.0

9.9

Transport and storage (inc. postal)

6.4

3.9

5.0

4.6

Accommodation and food services

5.3

5.4

5.8

7.0

Information and communication

1.6

2.9

2.3

4.3

Financial and insurance

0.8

1.4

1.7

3.8

Property

1.7

1.5

1.3

1.7

Professional, scientific and technical

5.2

6.4

6.8

8.4

Business administration and support
services

4.5

12.5

9.8

8.9

Public administration and defence

4.9

4.3

4.0

4.3

Education

9.7

9.8

9.8

9.3

10.5

13.8

12.8

12.9

3.9

3.6

4.1

4.4

100.0

100.0

Manufacturing

Health
Arts, entertainment, recreation and
other services
Total

100.0

100.0

Source: ONS Business Register and Employment Survey 2015

3.24

Transport and storage (logistics) have a reasonable role in local employment,
accounting for 6.4 percent of jobs, compared to an East Midlands average of 5.0
percent and a FEMA average of only 3.9 percent. This will reflect Amber Valley’s
position close to several M1 junctions and within a number of major A-Road
corridors, including the A6.

3.25

Table 9 considers how employment levels have changed in Amber Valley over the
period for which BRES data is readily available, 2009-2014. Prior to that time
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employment levels were measured through the Annual Employment Survey and
Annual Business Inquiry, datasets which are not readily comparable to BRES. This
analysis shows change since the 2008 Derby HMA Employment Land Review was
completed and also how local employment has grown since the end of the national
recession.
3.26

Comparison with rates of change in the East Midlands and England is also made.
These should be treated as indicative only though as the differences in the relative
sample sizes will exaggerate percentage change at the local authority level,
compared to the region and nation. An equivalent comparison is not possible for the
FEMA as each component local authority within the FEMA has differing rates of
employment change.

3.27

Table 10 shows that sector growth has been seen in 10 of the 18 sector groupings.
Since 2009, transport and storage has generated the most new jobs locally – 789, a
33.8 percent rise. This again emphasises the local importance of this industry sector
to the Amber Valley economy. Even allowing for the above caveat, this is still a good
rate of growth when compared to the East Midlands and England. Other sizable job
increases were seen in the education sector (582 further jobs, representing a 14
percent growth) and motor trades (363 further jobs and 46 percent sector growth).
Again these were well above wider averages.

3.28

Crucially, Amber Valley is also seeing greater employment in several higher value
service sectors – professional, scientific and technical sector (359 further jobs, 16.7
percent increase), business administration and support services (180 further jobs, 9.0
percent increase) and property (147 further jobs, 21.8 percent increase). In the case
of professional, scientific and technical and business administration and support
services, the rate of jobs growth is low when compared to regional and national
averages. However, local growth in the property sector is well above wider averages.

3.29

In terms of sector decline, the manufacturing sector saw a large number of job losses
(1,576, representing 12 percent of the sector’s jobs). This rate of loss is well above
broader averages. Loss of manufacturing employment is an established long term
trend nationally and it is likely that the bulk of this loss occurred in the latter period of
the recession. However, given the high proportion of people employed locally in
industry it still represents a concerning level of employment decline.
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Table 10 – Industry Sector Change 2009-2014
Sector

Amber Valley

East
Midlands

England

Percent

Percent

Number

Percent

7

50

-1.6

-1.9

29

4.8

9.1

8.3

-1,576

-12

-2.6

-1.8

Construction

-923

-23.3

-15.9

-7.4

Motor trades

363

46.4

25.1

13.1

-264

-13.7

-6.9

4.0

Retail

-73

-1.7

2.1

0.5

Transport and storage (inc. postal)

789

33.8

5.4

2.8

Accommodation and food services

-425

-14

1.2

12.3

Information and communication

-228

-22.7

-0.8

13.1

Financial and insurance

-308

-45.2

-0.6

-0.7

Property

147

21.8

-22.6

5.8

Professional, scientific and technical

359

16.7

18.9

19.7

Business administration and support
services

180

9.0

25.5

19.6

Public administration and defence

-93

-3.7

-25.1

-15.2

Education

582

14.1

10.5

3.9

Health

190

3.9

7.3

9.5

Arts, entertainment, recreation and other
services

-45

-2.3

-8.8

2.1

-1289

-2.6

2.4

5.4

Agriculture, forestry and fishing
Mining, quarrying and utilities
Manufacturing

Wholesale

Total

Source: ONS Business Register and Employment Survey, 2015

3.30

In terms of services, the local financial and insurance sector saw a 45 percent sector
retraction (with a reduction of 308 jobs over 2009-2014). The information and
communication sector also saw a 22.7 percent reduction in employment (228 less
jobs), compared to a sizable growth in sectoral employment across England.

3.31

A large reduction in construction employment was noted, a reduction of 923 jobs (23
percent sector decline). Employment decline in this sector is noted across England,
reflecting the impact of the recession on most types of construction and the slow
recovery in employment levels post recession.
Homeworking

3.32

In Amber Valley, homeworking accounted for 9.9 percent of the working age
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population in employment in the 2011 Census, which remains the key data source for
assessing homeworking. This is above homeworking levels across the East Midlands
(6.3 percent) and close to the national average (10.6 percent).

Wages
3.33

The median gross weekly full-time pay for working residents of Amber Valley was
£520 in 2015, compared with £492 for the East Midlands region and £533 for
England. The median gross weekly full-time pay for workers working in Amber Valley
was £513 which is high in the East Midlands context (£479), although still below the
England average (£532).

Numbers and Sizes of Businesses
3.34

ONS data identifies that there were 4,310 VAT and PAYE registered businesses
operating in the Borough (see Table 11) in 2015. 4,310 businesses comprise 11.2
percent of the total stock of businesses in the FEMA and 2.6 percent of the East
Midlands stock.

Table 11– 2015 Business Count
Business Size

Amber Valley

FEMA

Percent

3765

87.4

33,610

87.0

145,200

88.2

1,879,615

88.8

435

10.1

4,070

10.5

16,110

9.8

194,640

9.2

Medium (50-249)

90

2.1

760

2.0

2,755

1.7

33,850

1.6

Large (250+)

20

0.5

190

0.5

625

0.4

8,190

0.4

4,310

100

38,635

100

164,690

100

2,116,295

100

Small (10-49)

Total

Percent

Count

Percent

England

Count
Micro (0-9)

Count

East Midlands

Count

Percent

Source: ONS UK Business Counts – Enterprises, 2015
*This publication is compiled from the Inter Departmental Business Register which contains information on VAT
traders and PAYE employers in a statistical register representing nearly 99 percent of economic activities.

3.35

As Table 11 also shows, 88.8 percent of businesses in England employ less than ten
people (micro businesses), and overall 98 percent of all businesses are classified as
small (up to 49 employees). The size split in Amber Valley broadly follows wider
averages, albeit with a slightly higher proportion of businesses employing 10-49
people. 20 local businesses are identified as having more than 250 employees.

3.36

Table 12 summarises the births and deaths of businesses over the last decade.
Comparing the data for 2007 and 2013 data shows that the number of businesses
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being established in Amber Valley has surpassed pre-recession times, reflecting the
recent national trend of individuals establishing their own businesses in a response to
slower employment conditions. Business deaths rose between 2007 and 2010 in the
Borough, FEMA, region and country, but have fallen since 2010.

Table 12 – Births and Deaths of Enterprises 2004-2013
2004
Births

2007

Deaths

Births

2010

Deaths

Births

2013

Deaths

Births

Deaths

Amber
Valley

495

405

495

400

345

435

530

375

FEMA

4,605

3,745

4,705

3,570

3,415

4,215

5,255

3,680

East
Midlands

18,805

16,175

18,610

14,730

14,325

16,645

22,035

15,045

England

248,450

215,995

246,700

199,300

207,520

219,030

308,770

209,465

Source: ONS Business Demography, 2013

3.37

Table 13 summarises the 2014 business counts per 10,000 residents, as a measure
of the business density within each area. 2014 figures are used for this analysis as
population data is not yet available for 2015. As can be seen in the table, Amber
Valley has a higher density of businesses than any of the authorities in the FEMA,
apart from Derbyshire Dales. As can be seen, Derbyshire Dales (inclusive of parts of
the Peak District which fall within this local authority area) has an exceptionally high
number of businesses relative to its modest resident population. While Amber Valley
does not enjoy quite this level of business density, proportionally, it has a much
stronger company offer than all of the rest of its neighbours, notably Ashfield,
Bolsover and the cities of Nottingham and Derby.
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Table 13 – Business Count per 10,000 people
Area

Population

Business Count

Business per
10,000

Amber Valley

123,942

3,985

321.5

Ashfield

122,508

2,480

202.4

Bolsover

77,155

1,840

238.5

Broxtowe

111,780

2,810

251.4

Derby

252,463

6,165

244.2

71,281

4,390

615.9

114,048

3,205

281.0

99,352

3,035

305.5

314,268

7,300

232.3

4,637,413

151,770

327.3

54,316,618

1,950,030

359.0

Derbyshire Dales
Erewash
North East Derbyshire
Nottingham
East Midlands
England

Source: ONS UK Business Counts – Enterprises, 2014
ONS Mid-Year Population Estimates, 2014

3.38

The business density per 10,000 residents seen in Amber Valley is also very similar
to that seen in the region overall (321 businesses per 10,000 residents compared to
327 businesses per 10,000 in the East Midlands).
Premises Supply

3.39

Table 14 shows the supply of office and industrial premises (hereditaments identified
by the Valuation Office for the purposes of business rates collection) by unit. Table
15 shows the supply of business floorspace. The most recent Valuation Office data
available at the local authority level is 2012, so will not include any very recent
development. The tables include the number of hereditaments/amount of floorspace
for office, industrial (including warehouse), retail and other commercial uses for the
decade to 2012, with comparisons to the FEMA, East Midlands and England.
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Table 14 – Supply of Office and Industrial Premises, Number of Units, 2003-2012
2003

Sector

2004

2005

2006

2007

2008

2009

2010

2011

2012

Percent
Growth
03-12

Amber Valley
370

380

380

390

400

430

440

450

470

480

30

Industrial

1,110

1,100

1,080

1,090

1,120

1,130

1,120

1,120

1,120

1,130

2

Retail

1,190

1,180

1,150

1,140

1,150

1,140

1,140

1,140

1,140

1,150

-3

Other

300

300

300

300

300

310

310

310

310

310

3

Office

FEMA
4,970

5,080

5,040

5,190

5,460

5,680

5,770

5,940

6,100

6,330

27

Industrial

11,290

11,240

11,130

1,230

11,200

11,200

11,070

11,030

11,000

11,040

-2

Retail

12,130

12,020

11,830

11,700

11,670

11,780

11,830

11,840

12,220

12,250

1

Other

2,730

2,720

2,900

2,870

2,880

2,920

2,910

2,940

2,950

2,960

8

Office

16,560

17,000

16,940

17,590

18,510

19,260

19,850

20,490

21,210

21,890

32

Industrial

42,230

42,250

42,000

42,150

42,280

42,210

41,780

41,960

42,000

42,060

0

Retail

40,550

40,300

39,930

39,870

39,890

39,990

40,200

40,230

40,790

40,880

1

Other

10,990

11,010

11,590

11,690

11,810

11,870

11,920

12,060

12,120

12,160

11

Office

269,350

274,440

279,810

288,640

296,510

304,150

312,590

324,300

334,070

340,890

27

Industrial

427,690

428,100

422,000

422,770

424,730

422,360

419,280

420,820

423,150

424,910

-1

Retail

531,650

529,250

522,260

521,380

520,750

520,230

520,480

521,100

525,470

527,860

-1

126,260

126,310

132,250

132,580

133,090

133,160

133,440

134,320

135,080

136,110

8

Office

East Midlands

England

Other

Source: Valuation Office, 2012
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Table 15 – Total Floorspace (‘000 sqm)
2003

Sector

2004

2005

2006

2007

2008

2009

2010

2011

Percent
Growth
03-12

2012

Amber Valley
Office

67

71

83

83

83

87

89

89

90

89

33

1,419

1,421

1,405

1,392

1,417

1,384

1,338

1,315

1,305

1,303

-8

Retail

186

183

188

191

190

189

191

194

191

208

12

Other

73

73

67

69

70

72

73

77

78

78

7

1,473

1,495

1,517

1,583

1,634

1,665

1,720

1,726

1,761

1,764

20

10,086

9,904

9,942

10,338

10,365

10,113

9,870

9,575

9,433

9,436

-6

Retail

2,465

2,478

2,440

2,438

2,444

2,533

2,579

2,581

2,583

2,610

6

Other

739

744

786

787

791

818

827

878

888

891

21

Industrial

FEMA
Office
Industrial

East Midlands
4,294

4,361

4,375

4,529

4,639

4,741

4,870

4,919

4,978

4,991

16

38,044

38,087

38,430

39,260

39,950

39,887

39,204

38,083

37,898

37,787

-1

Retail

8,429

8,438

8,395

8,458

8,560

8,661

8,809

8,815

8,853

8,928

6

Other

2,785

2,802

2,929

2,970

2,984

3,031

3,080

3,246

3,292

3,308

19

82,170

83,189

83,047

84,162

84,809

85,574

86,713

87,840

88,610

89,250

9

Industrial

322,092

321,751

320,706

321,235

321,396

319,125

312,665

307,847

305,662

304,853

-5

Retail

106,917

107,946

105,219

106,277

107,254

107,997

108,774

109,720

110,218

111,198

4

33,624

33,817

35,358

35,798

36,251

36,517

36,894

38,504

38,804

39,114

16

Office
Industrial

England
Office

Other

Source: Valuation Office, 2012

3.40

Table 15 shows the strongest growth over the decade to 2012 in terms of
hereditaments in Amber Valley was in the office sector, consistent with the FEMA,
regional and national trends. The office growth was strongest both in absolute and in
percentage terms. The number of industrial (factory and warehousing) units over the
decade to 2012 remained relatively flat, with a slight incline of 20 units over this
period.

3.41

In the East Midlands between 2003 and 2012 the percentage growth in number of
offices was double the percentage growth in floorspace (32 percent compared to 16
percent), and in England the growth in number of offices was triple the floorspace
percentage growth (21 percent compared to 7 percent). However conversely, in
Amber Valley, growth in office floorspace matched that of the growth in
hereditaments.
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3.42

Although the number of industrial units increased modestly over the decade, the
amount of industrial floorspace decreased by 116,000 sqm (eight percent).
Conversely, whereas the number of retail units in Amber Valley decreased between
2003 and 2012, the amount of floorspace grew by 12 percent. However, it is not
possible to know how much of change is due to the demolition/conversion, or
development, of property and how much is due to recalculations/revisions in the VOA
data and changes in how that data is analysed.

Summary
3.43

Amber Valley has a population of 123,942, comprising an economically active, welleducated and skilled workforce, albeit it one with a slightly higher proportion of over50s than average. Unemployment is low compared to most of the Borough’s
neighbours, and is well below regional and national averages. Amber Valley is the
162 least deprived local authority in England according to the latest IMD data,
containing small areas of both quite high and quite low deprivation.

3.44

Around a quarter of employment in Amber Valley is in the public sector (i.e. health,
education or public administration) which is average for the region and nation.
However, Amber Valley does retain a strong local manufacturing sector, with 23.3
percent of the working population in manufacturing jobs, well above wider averages.
This includes large numbers of people employed in the manufacturing of food
products, non-metallic mineral products, rubber and plastic products and fabricated
metal products, except machinery and equipment.

3.45

In terms of service sectors, professional, scientific and technical followed by business
administration and support services have the strongest roles. Transport and storage
(logistics) also have a reasonable role in local employment, accounting for 6.4
percent of jobs. This sector has generated 789 extra jobs in the Borough since 2009.
Financial and insurance by comparison, appears to be a declining sector, at least in
terms of local employment.

3.46

In 2011, 9.9 percent of the economically active population of the Borough, in
employment worked from home. Pay levels in Amber Valley are reasonable when
compared to East Midlands averages.

3.47

There were some 4,310 businesses operating in the Borough in 2014, or 321.5 per
10,000 population. In both absolute and proportional terms this is a sizable stock of
businesses compared to most of Amber Valley’s neighbours in the FEMA. Most of
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those businesses employ less than 10 employees (87.4 percent). The rate of new
business creation in Amber Valley appears to be increasing.

3.48

As Tables 14 and 15 showed, in 2012, Amber Valley had 1,130 industrial/warehouse
units, comprising some 1.3 million sqm of floorspace. That quantum of space
appears to have hardly changed over the previous decade, and indeed the Borough
appears to have lost some floorspace overall. In comparison, office provision locally
has increased by around a third over the same period, and by 2012 comprised
89,000 sqm of floorspace in 480 units.
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4.0

PROPERTY MARKET ASSESSMENT
Introduction

4.1

This section begins our consideration of the demand for land and property in Amber
Valley. It first provides some brief comments on national and regional market trends
which will impact on the local demand for land and premises. The local market is
assessed through a quantitative review of the local supply of vacant premises,
alongside up to date market intelligence derived from consultations with a range of
developers, scheme managers and property agents as well as data on past
transactions in the Borough.

4.2

Enquiries data for Amber Valley was reviewed for the Derby HMA Employment Land
Review. However, reliable updated, post-2008 data is not available for the Borough
and thus that exercise is not repeated in this study. In discussion and analysis,
Alfreton/Somercotes are combined, reflecting the fact that the main A38 employment
areas in the north of the Borough sit between those two settlements.
National and Regional Property Markets

4.3

BE Group has long experience operating in the commercial property market across
the UK, as well as in the East Midlands, and understands market perceptions and the
conditions facing the industrial, logistics and office sectors, along with the wider
investment market. Some brief comments on the wider market are therefore provided
on the following pages, informed by recent national and regional research.
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Industrial Market
•

The national and regional picture is one of improving demand against a reducing
stock of premises. There is a dearth of good quality existing buildings in prime
locations, particularly for sub-1,000 sqm units and ‘mid box’ options of 5,00010,000 sqm (Lambert Smith Hampton, 2016)

•

Improving demand, combined with renewed interest from pension funds and larger
national investors meant a return for speculative development in 2015. As of
February 2016, some 1.07 million sqm of speculative space was under
construction, although development levels are still at less than half the 2009 peak
(Jones Lang LaSalle, 2016). High quality development remains focused on
properties of 5,000 sqm or larger, alongside logistics options, with the Midlands
and Greater London seeing the strongest supply improvement. Outside of logistics,
the East Midlands supply has seen only modest change to date while supply
elsewhere has continued to contract

•

In terms of leasehold schemes, increased demand, relative to supply has led to
upward pressure on rental values in many areas. Average secondary rental growth
across the East Midlands was 3.9 percent in 2015 (Lambert Smith Hampton, 2016)

•

At the start-up and micro business level, companies still want flexible terms and
short lease lengths reflecting their inability to predict the longer term future for their
company

•

Owner occupiers are becoming more prevalent with the increase in business
confidence

encouraging firms

to

expand and

review

their

occupational

requirements. This is leading to greatly strengthened freehold demand, but local
markets frequently lack the freehold stock to meet needs
•

This may encourage firms to relocate from areas with limited options for owner
occupancy, once those businesses reach a certain stage of maturity. However, this
is dependent on the nature of the business. For example, high value and high
technology sectors will require a high grade of space which can only be found in
certain locations.
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Warehouse Market
• Growth prospects for the warehouse/distribution property market remain good
although overall demand in 2015 was lower than in 2014. Nationally, occupier
take up of Grade A industrial and logistics floorspace totalled some 800,000 sqm
in the second half of 2015, slightly improved on the first half of 2015 but over a
third lower than in the second half of 2014. The East Midlands had a 29 percent
share of take up in 2015, some 232,000 sqm (Jones Lang LaSalle, 2016)
• The B8 market remains dominated by retailers, who accounted for 46 percent of
all take up at the larger end of the market in 2015. Logistics companies
accounted for 30 percent of take-up in 2015, some 470,000 sqm, the highest
level of recorded demand since 2008. This growth is fuelled by increasing
outsourcing of logistics by retailers, notably for online fulfilment (Jones Lang
LaSalle, 2016)
• As of December 2015, some 600,000 sqm of speculative supply, in 32 individual
big box units, was available or under construction in (93,000 sqm, in six units, in
the East Midlands). This supply was increased by a third on June 2015 and
reflected significant development over the year. Despite this growth, national
vacancy rates are only at 6 percent, representing less than 12 months forward
supply at current levels (Jones Lang LaSalle, 2016)
• In the East Midlands, the logistics market is focused on the M1 Corridor, moving
south from Nottinghamshire, through Leicestershire, through Rugby, Daventry
and on towards Milton Keynes. At its northern end, M1 junctions which link to
Derby, Amber Valley and Chesterfield do fall within this core market area. This is
evidenced by the success of B2/B8 schemes around Junction 28, M1, including
Castlewood Business Park in Ashfield (see Section 7.0)
• Within these market areas, while there are a range of potential logistics sites,
‘oven ready’ locations which have completed premises and can deliver options
quickly are limited. Despite this lack of currently available space, it is anticipated
that take-up will continue to increase throughout the next few years
• So far speculative development has concentrated on established logistics
locations, but it is expected that activity will move out to secondary locations as
demand encourages developers/investors to look at higher risk locations and
occupiers seek relief from prime rent rises.
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Office Market
• Generally, the office market in regional locations in the UK has been more subdued,
with a slower recovery from the recession than the logistics or industrial property
markets
• However, 2014/15 has seen a growing confidence on the part of investors to invest
outside of London and this has been led by the UK institutions, particularly for the office
sector. A recent report by Lambert Smith Hampton identifies the East Midlands as the
third strongest performing region in the UK for office investment, behind the South East
and West Midlands with total transactions of £507 million in Quarter Four 2015
• In the East Midlands, Leicester is the dominant office market, followed by Nottingham
and Derby
• Nottingham achieved its best quarter take-up in over 3 years with some 20,000 sqm
transacted in the final three months of 2015. 70 percent of transactions, both in terms of
floor space and number of deals, took place in the out of town market. Active out of
centre schemes include Riverside Park and Sherwood Park. Availability dropped to
160,000 sqm by the end of 2015 with the majority of supply continuing to comprise
Grade B/C accommodation. Only 10 percent of supply consists of Grade A offices
• Derby’s office take-up totalled some 6,000 sqm in Quarter Four 2015, broadly in line
with the quarterly average for the City. Q4 also represented exactly 25 percent of the
year’s total take up. In terms of the number of transactions, 75 percent were in the City
Centre. The largest transaction was a relatively modest 1,200 sqm letting to Signalling
Solutions Limited at Pentagon House to the north of Derby City Centre. Availability in
Derby, at the end of 2015, totalled 51,000 sqm, which points to an oversupply of space
• Generally, property stakeholders believe that the development pipeline is approximately
18 months behind the current demand curve. In the short term, this constrained supply
will mean reduced choice for occupiers, while in the long term it is likely to encourage
development. At present, most office development still requires an element of pre-let or
public sector funding to secure a start. However, this may change over 2016/17, at least
for schemes in the strongest locations
• However, while there is a shortage of high grade space, there remains a significant
regional stock of second hand offices. In the short term this stock will actually grow as
companies seek to upgrade to better options. A growing market will encourage
refurbishments, but it is not clear if increased pressure for office to residential
conversions is also likely. Pressure for changes of use may be an issue in the main
town centres of Amber Valley, with a likely focus in Belper and Ripley. Demand for mill
conversions is expected to be a particular concern.
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Deals
4.4

A list of relevant deals completed between 2006 and 2015 in Amber Valley, obtained
from the EGi property database, has been compiled and analysed in the Tables
below. Overall, 378 deals are recorded for 574,846 sqm of floorspace. 84.7 percent
of the transactions (302 for 544,806 sqm of floorspace) were for industrial/warehouse
premises and a modest 76 (30,040 sqm) were for offices. It is typical in such
databases that not all information is complete and in this case 19 deals were
recorded without any indication of size. The data however, still provides a useful
indication of local trends and growth patterns.

Industrial
4.5

Table 16 provides a breakdown of the industrial (including warehouse) deals
completed since 2006 in Amber Valley, by size and year. Just over 5 percent of deals
were recorded without a size.

4.6

Around half of the deals recorded were for sub-500 sqm premises –149 transactions
for 33,023 sqm of floorspace. However, reasonable market activity for premises up to
5,000 sqm was also recorded in most years. Deals for premises of more than 5,000
sqm have become more common since 2012. Over the 2006-2015 period ten deals
(totalling 191,884 sqm) were completed for very large properties of more than 10,000
sqm, seven of these since 2013.

4.7

The national recession does appear to have impacted on transactions locally, with
2008 a particularly poor year for the industrial market, although 2006 saw the least
market transactions overall. However, deal activity rose the following year and, with
some fluctuation, has broadly improved since. Within the study period, 2014 saw the
strongest market activity – 46 deals for 132,537 sqm of floorspace. It must be
caveated however, that EGi may have failed to pick up some market activity from the
earlier years shown, making performance in 2006-2008 seem weaker than it actually
was.

4.8

As mentioned, the other trend has been for greater market activity for larger
premises. In 2006, no deal reached higher than 2,000 sqm. In 2015 however, seven
deals exceeded this figure, with two of those deals in the 10,000 sqm+ bracket.
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Table 16 – Industrial Deals Completed – All Areas (2006-2015)
Area
0100
2015

2014

2013

2012

2011

2010

2009

2008

2007

2006

Total

Total

Size Band, sqm

Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties

101300

301500

5011,000

1,0012,000

2,0015,000

5,00110,000

10,000+

Unknown

172

1,883

3,289

4,369

5,230

11,394

6,185

29,388

-

61,910

3

10

8

7

3

4

1

2

3

41

94

2,078

1,526

4,648

9,460

15,892

38,795

60,044

-

132,537

2

12

4

6

6

5

5

4

2

46

232

665

1,780

2,480

14,427

6,411

13,895

18,976

-

58,866

4

4

4

3

11

2

2

1

1

32

378

793

2,593

8,031

6,524

13,052

52,743

-

-

84,114

6

4

6

9

4

4

8

-

2

43

346

1,786

2,436

-

6,178

16,023

-

-

-

26,769

4

11

6

-

5

5

-

-

1

32

-

1,288

382

5,152

3,878

4,924

28,912

55,605

-

100,141

-

7

1

7

3

2

4

2

-

26

338

1,812

2,441

3,024

1,747

2,317

5,599

-

-

17,278

5

10

6

4

1

1

1

-

-

28

58

1,343

-

720

4,944

4,020

5,465

-

-

16,550

1

8

-

1

3

1

1

-

2

17

135

1,238

1,030

709

4,174

4,479

-

27,871

-

39,636

2

6

3

1

3

1

-

1

5

22

306

260

2,341

932

3,166

-

-

-

-

7,005

4

2

6

1

2

-

-

-

-

15

2,059

13,146

17,818

30,065

59,728

78,512

151,594

191,884

-

544,806

31

74

44

39

41

25

22

10

16

302

Source: EGi, 2016

4.9

Table 17 breaks down the above industrial deals by settlement, and year. Clearly the
largest industrial market is in Alfreton/Somercotes. Not only is it the only settlement
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with representation across each of the study years, but it also accounts for 216 deals
(72 percent of the total) and 383,540 sqm of floorspace (70 percent of the total)
overall. The average transaction in the town, over the 2006-2015 period was 1,776
sqm. Duffield was the least represented with only three deals recorded in nine years.
Ripley saw reasonably consistent, if modest market activity across all years bar
2006. The average property deal in Ripley was 2,389 sqm, although that reflects
several quite large property deals in 2010 and 2014. In Heanor, market activity was
mostly for sub-1,000 sqm units with the average deal being for 843 sqm of space.

Table 17 – Industrial Deals – Settlement (2006-2015)
Area

Alfreton/
Somercotes
Deals

Sqm

Belper
Deals

Duffield

Sqm

Heanor

Deals

Sqm

Deals

Langley Mill

Sqm

Deals

Ripley

Sqm

Deals

Sqm

2015

26

48,339

2

2,634

2

-

2

6,200

1

441

8

4,296

2014

25

79,842

5

6,022

-

-

5

2,483

7

24,589

4

19,601

2013

28

52,594

-

-

-

-

-

-

1

223

3

6,049

2012

40

80,581

-

-

-

-

1

1,433

1

242

1

1,858

2011

23

19,657

-

-

-

-

5

5,499

-

-

4

1,613

2010

16

65,840

-

-

1

187

5

2,921

-

-

4

31,193

2009

23

13,431

-

-

-

-

3

3,496

1

223

1

128

2008

9

8,777

3

132

-

-

-

-

2

2072

3

5,569

2007

11

7,474

1

27,871

-

-

7

1,567

1

1,374

2

1,350

2006

15

7,005

-

-

-

-

-

-

-

-

-

-

Total

216

383,540

11

36,659

3

187

28

23,599

14

29,164

30

71,657

Source: EGi, 2016

4.10

In Langley Mill, only 0-2 deals took place each year apart from in 2014 when seven
are recorded. The seven were all for different property schemes, with an average
transaction size of 351 sqm. Limited market activity was recorded in Belper, with the
exception of 2007 when, in one of the largest deals recorded, the now demolished
Stevensons Amber Dye Works, Amber Dye Works, Bullbridge, Ambergate (27,871
sqm) was sold.

4.11

Table 18 details the industrial deals by tenure by settlement. 73 percent of the total
were lettings, freehold sales account for 22 percent. Heanor is the only settlement to
possess

more

industrial

freehold
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Alfreton/Somercotes naturally boasts more freehold deals in total and is the focus for
the modest amount of investment activity recorded.
4.12

In terms of rents achieved, in recent years £40-50/sqm has been normal across the
Borough and particularly in Alfreton/Somercotes. Lower grade space has let at £3040/sqm. Investment deals are achieving yields of around 7 percent. Sale prices have
seen more fluctuation over time, but in 2015 light industrial premises of sub-250 sqm
were achieving sale prices of £400/sqm. Larger B2/B8 options, over 1,000 sqm in
size, achieved prices of £100-250/sqm.

Table 18 – Tenure of Deals Completed (2006-2015)
Leasehold
Alfreton/ Somercotes

Freehold

Investment

Auction

Total

176

30

7

3

216

Belper

4

4

-

3

11

Duffield

1

2

-

-

3

Heanor

11

16

1

-

28

8

4

2

-

14

Ripley

19

10

1

-

30

Total

219

66

11

6

302

Langley Mill

Source: EGi, 2016

Office
4.13

Table 19 provides a breakdown of the office deals completed since 2006 in Amber
Valley, by size and year. 4 percent of the deals were recorded without a size.

4.14

89 percent of the transactions were for suites of 500 sqm or less, indeed deals for
larger properties have only been recorded since 2012. One exceptional deal
occurred in 2012, when a property of 14,307 sqm was sold as an investment at
Denby Hall Business Park, Ripley. The sale price was £12 million, with an achieved
yield of 7.4 percent. It is one of only three investment deals recorded, over 20062015.

4.15

Transactions were lowest in 2006-2008, and, with the notable exception of 2011,
there has been increasing market activity since. Again however, it must be noted that
some of this, particularly the almost total absence of activity in 2011, may be a result
of incomplete listings on EGi.
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Table 19 – Office Deals Completed – All Areas (2006-2015)
Area
0-50
2015

2014

2013

2012

2011

2010

2009

2008

2007

2006

Total

Total

Size Band, sqm

Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties

51100

101300

301500

5011,000

1,0015,000

5,001+

Unknown

180

211

349

-

944

2,387

-

-

4,121

7

3

2

-

1

1

-

1

15

156

516

249

375

-

1,088

-

-

2,384

8

7

2

1

-

1

-

1

20

117

309

412

-

-

3,748

-

-

4,586

4

4

2

-

-

1

-

1

12

14

68

671

360

-

-

14,307

-

15,420

1

1

4

1

-

-

1

-

8

-

-

-

452

-

-

-

-

452

-

-

-

1

-

-

-

-

1

100

-

494

446

-

-

-

-

1,040

4

-

3

1

-

-

-

-

8

13

56

618

452

-

-

-

-

1,139

1

1

3

1

-

-

-

-

6

30

58

-

-

-

-

-

-

88

1

1

-

-

-

-

-

-

2

-

-

476

-

-

-

-

-

476

-

-

2

-

-

-

-

-

2

-

-

334

-

-

-

-

-

334

-

-

2

-

-

-

-

-

2

610

1,218

3,603

2,085

994

7,223

14,307

-

30,040

26

17

20

5

1

3

1

3

76

Source: EGi, 2016
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4.16

Table 20 breaks down the above office deals by settlement, and year. Again
Alfreton/Somercotes saw the most consistent market activity over the 2006-2015
period, with the average office deal being for 345 sqm of space. Belper saw the most
transactions overall. The most active scheme in the settlement was not Strutts Mill,
but Riverside Business Centre, Foundry Lane, Milford, which accounted for most of
the activity in 2012-2013. The average deal here was for suites of 65-80 sqm.

4.17

Excluding the exceptional investment deal at Denby Hall Business Park in 2012,
2015 was the most active year in Ripley, with 2,787 sqm taken up. Deals here are for
a mix of town centre and industrial estate properties, with the average size of
property transacted being 203 sqm. Modest activity was recorded in Duffield and
Heanor, while no office transactions were recorded at Langley Mill.

Table 20 – Office Deals – Area (2006-2015)
Area

Alfreton/
Somercotes
Deals

Sqm

Belper
Deals

Duffield

Sqm

Heanor

Langley Mill

Ripley

Deals

Sqm

Deals

Sqm

Deals

Sqm

Deals

Sqm

2015

2

1,120

4

202

1

12

-

-

-

-

8

2,787

2014

1

1,088

10

685

5

196

1

375

-

-

3

40

2013

1

126

8

4,142

-

-

1

285

-

-

2

33

2012

4

743

1

68

-

-

-

-

-

-

3

14,609

2011

1

452

-

-

-

-

-

-

-

-

-

-

2010

2

628

-

-

2

149

3

78

-

-

1

185

2009

2

702

2

238

-

-

1

56

-

-

1

143

2008

-

-

1

58

-

-

1

30

-

-

-

-

2007

2

476

-

-

-

-

-

-

-

-

-

-

2006

1

178

-

-

-

-

-

-

-

-

1

156

16

5,513

26

5,393

8

357

7

824

-

-

19

17,953

Total

Source: EGi, 2016

4.18

Table 21 details the office deals by tenure and settlement. 82 percent of the total
were leasehold. Freehold deals only account for 12 percent of the total and, as
noted, there are negligible representations from both investment (Alfreton/
Somercotes and Ripley) and auction (Belper and Ripley) transactions.
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4.19

In terms of achieved rents, Ripley has consistently achieved the highest in recent
years – £140-150/sqm for Town Centre properties. Elsewhere, properties rarely
achieve more than £110/sqm and £70-80/sqm is more normal in Belper, Heanor and
Alfreton/Somercotes. There is little information available on freehold sale prices.

Table 21 – Tenure of Deals Completed (2006-2015)
Leasehold

Freehold

Investment

Auction

Total

Alfreton/
Somercotes

11

4

1

-

16

Belper

24

1

-

1

26

Duffield

8

-

-

-

8

Heanor

6

1

-

-

7

Langley Mill

-

-

-

-

-

Ripley

13

3

1

2

19

Total

62

9

2

3

76

Source: EGi, 2016

Property Supply
4.20

A schedule of the vacant floorspace being marketed in the study area (as at May
2016) has been compiled mainly from physical survey, a search of commercial
property agents’ websites and consultations with agents. The marketed space is
taken to be a reasonably close approximation to that which is vacant – although this
does not include empty units not currently being marketed. The schedules for
industrial (including warehouses and workshops) and offices have been included in
Appendix 2.

Industrial
4.21

Table 22 shows that there was 34,065 sqm of vacant industrial floorspace in Amber
Valley in May 2016, made up of 20 properties. This is noticeably less than the
position in the 2008 HMA Employment Land Review, when 45,854 sqm of
floorspace, in 67 units, was on the market. There was a far smaller supply of 100-500
sqm premises available as of May 2016 than was the case in 2008 – 40 units in
2008, against only ten in 2016. The biggest change is at Amber Business Centre,
Riddings, Alfreton/Somercotes. In 2008 that then recently refurbished scheme had 15
available properties, in May 2016 were only three units on the market, totalling 6,256
sqm. There was also only one unit available in Langley Mill in 2016, compared to
nine
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Table 22 – Amount of Marketed Industrial Property
Area

Alfreton/
Somercotes

Ripley

Heanor

Belper

Langley Mill

Total

Total

Size Band, sqm

Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties

0100

101200

201300

301500

5011000

1,0012000

2,0015000

5,00110,000

-

-

527

481

-

4065

6510

6569

18,152

-

-

2

1

-

3

2

1

9

-

373

-

417

757

1277

2269

9995

15,088

-

2

-

1

1

1

1

1

7

-

107

-

365

-

-

-

-

472

-

1

-

1

-

-

-

-

2

-

-

202

-

-

-

-

-

202

-

-

1

-

-

-

-

-

1

-

151

-

-

-

-

-

-

151

-

1

-

-

-

-

-

-

1

-

631

729

1,263

757

5,342

8,779

16,564

34,065

-

4

3

3

1

4

3

2

20

Source: BE Group, 2016

4.22

The 2016 supply was overwhelmingly focused in Alfreton/Somercotes (9 properties)
and Ripley (7 properties) with these two settlements accounting for 98 percent of the
marketed floorspace. The supply elsewhere was negligible.

4.23

As of May 2016, there were no premises over 10,000 sqm being marketed. The
largest available property was the 9,995 sqm Former Mohawk Warehouse at Codnor
Gate Industrial Estate, Ripley. This was followed by the 6,569 sqm B2 unit on
Birchwood Way in Alfreton/Somercotes. There were no sub-100 sqm workshops
currently available in Amber Valley, with the smallest property on the market being a
107 sqm unit at Delves Road, Heanor Gate Industrial Estate, Heanor. Above that
there was a relatively even distribution of available premises, by size, in Ripley and
Alfreton/Somercotes, up to 500 sqm and then from 1,001 to 5,000 sqm.

4.24

Apart from Amber Business Centre, no one local industrial estate had more than two
available properties. It should be noted that another 6,734 sqm, in four units, was
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available at Clover Nook Industrial Estate, which links to Cotes Park although it is
located outside of the Amber Valley Borough boundary.

4.25

Table 23 shows that 60 percent of vacant industrial premises are of a moderate
quality. 30 percent are of a good quality. Good quality options include the larger,
2,000-3,000 sqm units at Cotes Park, plus the two smaller properties in Heanor.
There are only two budget premises, one in Ripley and one in Belper, off Intakes
Lane, Turnditch.

Table 23 – Quality of Marketed Industrial Property
Quality

Area

Good

Moderate

Budget

Alfreton/Somercotes

3

6

-

Ripley

1

5

1

Heanor

2

-

-

Belper

-

-

1

Langley Mill

-

1

-

Total

6

12

2

Source: BE Group, 2016

4.26

Table 24 shows that the majority (75 percent) of properties are available on a
leasehold term. There are two properties available on purely freehold terms, one of
which is the second largest available, at Birchwood Way in Alfreton/Somercotes
(6,569 sqm). The largest property, the Former Mohawk warehouse (9,995 sqm), is
available for sale or to let.

Table 24 – Tenure of Marketed Industrial Property
Area

Tenure
Leasehold

Freehold

Either

Alfreton/Somercotes

7

1

1

Ripley

4

1

2

Heanor

2

-

-

Belper

1

-

-

Langley Mill

1

-

-

Total

15

2

3

Source: BE Group, 2016
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Office
4.27

Table 25 shows that there was 12,001 sqm of vacant office floorspace, made up of
83 properties, as of May 2016. By premises at least, that is almost double the supply
in 2008 when only 7,775 sqm, in 44 suites was available. The difference reflects the
far greater availability at Strutts Riverside Mill, Belper (the East Mill and Strutts
House) today when compared to 2008. Eight years ago there were 15 available
suites in that mill complex, today agents report 40 vacant offices, totalling 6,429 sqm,
and representing 94 percent of the available B1(a) space in Belper. The suites within
Strutts Mill can be sub-divided/combined in a range of ways, but by floorspace it
appears that 55.4 percent of the 11,600 sqm East Mill/Strutts House complex was
vacant at May 2016.

4.28

If Strutts Mill is excluded, then Amber Valley’s supply comprised a more modest
5,159 sqm in 40 properties. This was focused in Ripley Town Centre (2,419 sqm in
22 properties) and Heanor Town Centre/Heanor Gate Industrial Estate (390 sqm in
11 properties, none more than 50 sqm in size). Overall, half of the supply comprised
suites of 50 sqm or less, with only three available properties exceeding 500 sqm.

Table 26 – Amount of Marketed Office Property
Area

Belper

Ripley

Nether
Heage

Alfreton/
Somercotes

Heanor

Leabrooks

Total

Size Band, sqm

Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm
Number of
Properties
Floorspace,
sqm

020

2150

5011,000

1,000+

179

359

560

114

3,065

707

1,858

6,842

11

11

7

1

11

1

1

43

57

125

564

407

1,266

-

-

2,419

4

3

8

3

4

-

-

22

-

-

-

-

-

-

1,196

1,196

-

-

-

-

-

-

1

1

-

34

-

331

513

-

-

878

-

1

-

2

2

-

-

5

50

340

-

-

-

-

-

390

3

8

-

-

-

-

-

11

-

-

-

-

276

-

-

276
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Area

Total

Size Band, sqm
020
Number of
Properties
Floorspace,
sqm
Number of
Properties

Total

2150

51100

101200

201500

5011,000

1,000+

-

-

-

-

1

-

-

1

286

858

1,124

852

5,120

707

3,054

12,001

18

23

15

6

18

1

2

83

Source: BE Group, 2016

4.29

Across the Borough, only Strutts Mill and Jubilee House, Nottingham Road, Ripley
offer suites in a good range of sizes.

4.30

Table 27 shows that 53 percent of the available properties are of a moderate quality.
22 (27 percent) are budget, all at Strutts Riverside Mills. Every location, other than
Nether Heage, has at least some good available premises.

Table 27 – Quality of Marketed Office Property
Area

Quality
Good

Moderate

Budget

Belper

3

18

22

Ripley

4

18

-

Nether Heage

-

1

-

Alfreton/Somercotes

3

2

-

Heanor

6

5

-

Leabrooks

1

-

-

Total

17

44

22

Source: BE Group, 2016

4.31

Table 28 shows that 92 percent of available properties are being offered on a
leasehold term. Only seven are being offered on freehold terms, five in Ripley and
two in Alfreton/Somercotes. There are no properties being offered for sale or to let.

Table 28 – Tenure of Marketed Office Property
Area

Tenure
Leasehold

Freehold

Either

Belper

43

-

-

Ripley

17

5

-

Nether Heage

1

-

-
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Area

Tenure
Leasehold

Freehold

Either

Alfreton/Somercotes

3

2

-

Heanor

11

-

-

Leabrooks

1

-

-

Total

76

7

-

Source: BE Group, 2016

Valuation Office Data

Industrial
4.32

According to the latest Valuation Office (VO) statistics (2012) there were 1,130
industrial hereditaments in the Borough, totalling 1,303,000 sqm. Out of all this space
there were only 20 marketed premises totalling 34,065 sqm (see Table 22 above).
This suggests an overall ‘occupancy rate’ for Amber Valley of 97.4 percent by
floorspace.

By premises numbers, the ‘occupancy rate’ is 98.2 percent. This is

improved on the 2008 occupancy rates, measured against 2006 VO data, of 96.8
percent by floorspace, 94 percent by premises numbers.

4.33

Generally, occupancy rates of 90-95 percent can be considered high and suggest
that, subject to the natural churn of business expansion and relocation, most
schemes in the Borough are fully occupied.
Offices

4.34

There were 480 office hereditaments in the Borough in 2012, totalling 89,000 sqm.
Out of all this space there were 83 marketed premises totalling 12,001 sqm (see
Table 26 above). This suggests an overall ‘occupancy rate’ for the study area of 86.5
percent by floorspace. By premises numbers the overall ‘occupancy rate’ is 82.7
percent. If Strutts Riverside Mill is excluded, the occupancy rates were 94.2 percent
by floorspace, 91.7 percent by premises.

4.35

Unsurprisingly, occupancy rates inclusive of Strutts Mill are lower in 2016 than in
2008. By floorspace, the 2008 figure was 92.2 percent. By premises numbers, the
2008 occupancy rate was 90.2 percent.

Property Market – Stakeholders
4.36

This section provides qualitative evidence of the demand for industrial and office
property within the study area, through consideration of the comments of
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stakeholders active in Amber Valley’s property market, developers, scheme
managers and their agents.

4.37

Six private sector stakeholders were contacted by telephone for an informal
discussion of the property market. To protect anonymity of individuals and
organisation, names of commentators are not revealed.

4.38

These are stakeholders who are actively engaged in the sale and/or lease of
industrial and office premises ‘on the ground’ and so have good first hand knowledge
of the market in Amber Valley. The views they give provide useful practical input
which balances the higher level evidence provided by forecasting and policy analysis.

4.39

These views are the opinions of the representatives of the consulted organisations at
the time of the consultation. They are not the views of Amber Valley Borough
Council.

4.40

Their views have been summarised in a series of Tables. Table 29 provides a
breakdown of the general comments received with regard to industrial and office land
in Amber Valley.
Table 29 – Property Market Comments – Land
Contact

Comment

Regional Agent

Market demand is focused at Junction 28, M1 and along the A38
Corridor as far as Ripley. There is a lack of available land in this area as
established locations such as Castlewood Park and Denby Hall are
largely developed.
Land values are £371,000-£432,000/ha for industrial uses, improving to
£618,000/ha the closer you get to Junction 28 (£741,000 for a fully
serviced plot). However, development costs still exceed values for all
types of B-Class development, and there remains little prospect of
speculative development in Amber Valley for the foreseeable future.

Regional Agent

Demand for good quality industrial space on the M1 motorway corridor
exceeds supply. Design and Build schemes on Junctions 26 and 28 of
the M1 are seeing reasonable interest, but there is generally a lack of
choice along the M1 corridor and further land allocations in Amber
Valley, which could support this market, should be encouraged.
There is a lack of available commercial development land in Amber
Valley. Serviceable and deliverable land is needed in strategic locations,
close to the A38, to satisfy the diverse range of industrial and warehouse
enquiries received for the motorway corridor.

Local Agent

Source: BE Group, 2016

4.41

Table 30 provides a summary of the comments received from stakeholders with
regards to the local industrial property market.
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Table 30 – Property Market Comments – Industrial
Contact
Regional Agent

Regional Agent

Local Agent

Comment
Demand is for units of up to 1,000 sqm in the smaller settlements, such
as Belper and Ripley, rising to 3,000-6,000 sqm in the core market area
of Alfreton/Somercotes. Inward investment requirements in the latter
location can be for units of up to 10,000 sqm although properties of this
size tend to be delivered as design and build options as there is little
second hand space of this size available.
Rents are £45-£55/sqm for smaller premises, rising to a maximum of
£60/sqm for the best quality light industrial units.
Good demand for freehold options, primarily units of less than 1,000
sqm, however there is little freehold availability in the Borough.
The main industrial shortage is for grow-on industrial units, leasehold or
freehold, of around 1,000 sqm. Belper in particular lacks modern
industrial space.
There is some demand for warehouse accommodation in
Alfreton/Somercotes and Ripley, but little supply available to meet this
need.
Recent deals completed in Amber Valley include the sale of a 3,530 sqm
industrial unit in Langley Mill/Eastwood for £270/sqm and the letting of
smaller, 116 sqm, industrial units for £45-47/sqm.
There is generally a lack of industrial stock in Amber Valley with demand
outweighing supply. This is especially true in the Borough’s western
towns such as Belper and Ripley.
Access to the motorway is the broader market area’s biggest feature and
the Council should look to maximise options which support this.
There is a need for both speculative development and Design and Build
options. Small units are most popular, but 500-2,000 sqm properties see
strong, consistent interest.
Receive 2/3 enquiries per year for larger industrial and warehouse units,
up to 5,000-10,000 sqm.
There is considered to be a definite shortfall in the area’s industrial offer
against demand, particularly in the western settlements. Supply is
stronger against demand in Heanor and Alfreton/Somercotes. The quality
of existing stock in the east is also slightly higher than in the west.
Light industrial demand is for units up to 200 sqm with rents of £6065/sqm achievable in the local market in Heanor and Langley Mill.
Larger/newer premises, such as Denby Hall, command rents of £55/sqm.
At Denby Hall, 25,270 sqm of speculative space has been leased with a
further capacity for 4,000 – 20,000 sqm units in Design and Build plots.
In regards to enquiries, industrial interest is from smaller, light industrial
users.

Source: BE Group, 2016

4.42

Table 31 provides a summary of the comments received on the local office property
market.
Table 31 – Property Market Comments – Office
Contact
Regional Agent

Comment
Modest demand for suites of 50-200 sqm around Alfreton/Somercotes.
Demand is primarily local, with very occasional inward investment
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Comment
requirements of up to 1,000 sqm. Requirements greater than 1,000 sqm
are unheard of, outside of the public sector.
There is modest demand for freehold properties of up to 200 sqm.
Rents are £80-100/sqm for moderate quality suites.
Exclusively a second hand market, there has been no significant office
development in Amber Valley in the last decade.
There is a local shortage of smaller offices to accommodate micro firms
and those moving up from homeworking. This is particularly an issue in
the south of the Borough where Amber Valley is losing out to strong
competition from serviced, small business schemes in Derby.
The larger mill properties of Belper, notably Strutts Mill (which is
primarily in office use), do attract good levels of interest. However, poor
internal conditions often discourage occupiers. There is a need for
further refurbishment, similar to that which has occurred at Cromford
Mills, Matlock.

Local Agent

There is an abundance of office stock in the western areas of Amber
Valley (Ripley and Belper). However, this supply is contained almost
exclusively to old, listed buildings of poor quality. Locations such as East
Mill, Belper can meet requirements for up to 1,000 sqm. However, such
historic properties have design constraints including the threat of
asbestos as well as metal-frame windows and low eaves. As such,
spaces like this command reduced office rents of £50-60/sqm. Generally,
occupiers will opt to lease better quality space, out of area, for double the
price.
Office enquiries tend to come from IT, engineering and software
companies, with a supplement of smaller enquiries from accounting,
bookkeeping and HR firms.

Source: BE Group, 2016

4.43

From the above tables, it is the view of property market stakeholders that there is
further demand for primarily industrial and warehousing sites which access the
strategic road network. In the context of Amber Valley, that primarily means locations
on the A38, around Alfreton/Somercotes and Ripley, which link back to Junction 28,
M1. This would be to support a broader sub-regional market extending along the M1
Corridor through Nottinghamshire/Derbyshire and reflect the fact that current
motorway accessible sites are felt to be nearing capacity, at least in terms of readily
deliverable land. Land values can be high for motorway accessible sites, although
when measured against build costs may still not support speculative schemes locally.

4.44

Local industrial demand is for premises up to 2,000 sqm, but with day to day
requirements focused on smaller light industrial options of 0-200 sqm. Demand is
reasonable in all of the main towns. Alfreton/Somercotes and Heanor are felt to have
sufficient smaller industrial premises but a more limited supply of warehouse options.
Ripley and Belper have greater shortfalls against supply generally, particularly for
expansion units of up to 1,000 sqm. There is also a general lack of freehold options
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of this size. Rents are £45-55/sqm for smaller premises, rising to a maximum of £6065/sqm for the best quality light industrial units.
4.45

Amber Valley is attracting inward investment, with requirements for industrial or
warehouse accommodation extending up to 10,000 sqm. This market is generally
focused on the A38 around Alfreton/Somercotes. As there are few second hand units
of this size available in Amber Valley, larger occupiers are looking to Design and
Build options, particularly at Denby Hall.

4.46

The office market generally meets the needs of local service sector businesses, with
demand for suites of up to 200 sqm. There is sufficient stock in Ripley and Belper
overall, but much of that space is in older schemes. Companies are willing to
consider the mill properties of Amber Valley, but without significant investment to
modernise the interiors and address constraints, it is still difficult to secure occupiers.
Generally, Amber Valley loses out to the strong adjacent office markets, particularly
in the south of the Borough which is well served by schemes in Derby. If there are
local shortages, it is for smaller offices to accommodate micro firms and those
moving up from homeworking. Rents are £80-100/sqm for moderate quality suites,
although lower grade space may only achieve £50-60/sqm.
Summary

4.47

Nationally, prospects for the industrial market are of rising demand against a
reducing supply. The later part of 2014 saw a return of speculative development in
the ‘big box’ market for B8 logistics and B2 larger manufacturing with high projected
needs in the core Nottinghamshire, Leicestershire, Northamptonshire, Warwickshire
area of the Midlands. This is focused on the M1 Corridor, and does extend to include
Junctions 26-28, M1.

4.48

There is a slowly improving speculative market for industrial units. The freehold
market is strengthening but there is little space available to meet needs.

4.49

In terms of the regional office market Leicester, followed by Nottingham, will remain
the market centres of the East Midlands. A lack of available stock, in particular Grade
A stock, in these centres is encouraging organisations to look at assets in strong
secondary locations.

4.50

EGi recorded 378 deals for 574,846 sqm of B-Class floorspace in Amber Valley over
2006-2015. 84.7 percent of the transactions were for industrial or warehouse
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properties, mostly sub-500 sqm units. However, reasonable market activity for
premises up to 5,000 sqm was also recorded in most years. Deals for premises of
more than 5,000 sqm have become more common since 2012. Alfreton/Somercotes
is the focus of industrial and warehouse deals, with achieved rents ranging from £3050/sqm.
4.51

89 percent of the office transactions were for suites of 500 sqm or less, with few very
large deals recorded. Alfreton/Somercotes saw the most consistent market activity
over the 2006-2015 period, with the average office deal being for 345 sqm of space.
Belper saw the most transactions overall, with a focus on Riverside Business Centre,
Foundry Lane, Milford, for suites of 65-80 sqm.

4.52

Ripley has consistently achieved the highest office rents in recent years – £140150/sqm for Town Centre properties. Elsewhere, £70-80/sqm is more common for
second hand space.

4.53

As of May 2016 there was 34,065 sqm of industrial floorspace on the market,
comprising 20 properties. This is a modest supply, particularly when compared to
2008 availability, as recorded in the HMA Employment Land Review (45,854 sqm of
floorspace, in 67 units). In part at least, this reflects the fact that schemes such as
Amber Business Centre, Riddings, Alfreton/Somercotes, newly returned to the
market in 2008 are now largely at capacity.

4.54

The 2016 supply was overwhelmingly focused in Alfreton/Somercotes and Ripley
with these two settlements accounting for 98 percent of the marketed floorspace. The
supply elsewhere was negligible. There were five premises of more than 2000 sqm
on the market in May 2016, with nothing over 10,000 sqm available. There were also
no sub-100 sqm workshops on the market. Freehold options are limited.

4.55

There are 83 offices on the market at May 2016, however, almost half of those were
at Strutts Riverside Mill, Belper. Elsewhere, supply is focused in Ripley Town Centre
and Heanor Town Centre/Heanor Gate Industrial Estate, with a focus on suites of 50
sqm or less. Only three properties of more than 500 sqm are currently being
marketed. 92 percent of available properties are being offered on a leasehold term
only, budget suites are only found at Strutts Mill.

4.56

Local industrial demand is for premises up to 2,000 sqm, but with day to day
requirements focused on smaller light industrial options of 0-200 sqm. Demand is
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reasonable in all of the main towns. Alfreton/Somercotes and Heanor are felt to have
sufficient smaller industrial premises but a more limited supply of warehouse options,
while elsewhere the supply of expansion units, up to 1,000 sqm in size is modest
against demand.

4.57

Amber Valley is attracting inward investment, with requirements for industrial or
warehouse accommodation extending up to 10,000 sqm. This market is generally
focused on the A38 around Alfreton/Somercotes. As can be seen from the supply
analysis, there are only a small number of available premises which could support
such requirements.

4.58

The office market generally meets the needs of local service sector businesses, for
suites of up to 200 sqm. There is sufficient stock in Ripley and Belper overall, but
much of that space is in older schemes which may not meet modern requirements.
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5.0

STAKEHOLDER CONSULTATIONS
Introduction

5.1

This section provides commentary about Amber Valley, drawn from consultations
with the public sector and other stakeholders – primarily the major businesses, major
landowners and parish and town councils. It should be noted that each organisation’s
comments are their perception of the situation, and may well reflect their role and
involvement, rather than being the complete picture.

5.2

BE Group, worked with the Council to identify a list of 19 key employers in Amber
Valley, as well as some public sector organisations. All have been contacted by BE
Group and 15 responses have been secured. Some declined to participate or did not
respond to attempts to contact them.

5.3

To protect the anonymity of those contributing to this study, the details of individual
companies are not repeated in the Main Report. The only exceptions are
organisations such as Parish Councils which made written representations to this
study or where an organisation is referenced in a publically accessible document
such as a planning application/planning consent (see Section 6.0). Comments from a
range of (primarily) public sector agencies are also summarised below.

Public Sector Stakeholders
5.4

The D2N2 LEP area target is for an extra 55,000 new jobs by 2023. This will focus on
a number of key sectors but no breakdown of how those jobs may split by local
authority area has been undertaken. Thus it is not possible to accurately apportion
any additional jobs which may be generated by LEP area programmes, to Amber
Valley.

5.5

The recently secured Local Growth Fund support for Derbyshire and Nottinghamshire
is predicted to generate 18,000 jobs by 2021. Again however, there is no
apportionment of those jobs. The physical programmes supported generally fall
outside of Amber Valley although the Borough will benefit from business support
programmes, notably the Business Growth Fund.

5.6

In terms of labour, public sector agencies report shortages of skilled engineering staff
in Derby and Amber Valley. Discussions with businesses, summarised below,
suggest this is not a significant barrier to growth however.
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5.7

Outside of Derby, Chesterfield and South Derbyshire tend to attract the highest levels
of investment from elsewhere in, or outside of, the County. In Amber Valley,
Alfreton/Somercotes attract regular enquiries for industrial units of 200-4,000 sqm
from Tier Two and Three suppliers of the County’s major manufacturing businesses.
The ease of access between Alfreton/Somercotes and Derby/Nottingham allows
suppliers to support the ‘Just in Time’ manufacturing processes of Tier One
producers. In addition, companies report that industrial land and premises is
generally cheaper in Amber Valley than in Nottingham, Derby and South Derbyshire.

5.8

The Tier Two/Three supplier market is fluid as Tier One producers put regular
pressure on their suppliers to seek efficiency savings and be innovative in their
processes. Changing production processes can generate land and property
requirements, but the nature and extent of those requirements can be difficult for the
local property market to anticipate and make developers unwilling to risk speculative
schemes.

Parish/Town Councils
5.9

All the Parish and Town Councils in the Borough have been contacted by letter.
However, only Kirk Langley Parish Council responded with the following comments:
•

“There are no existing buildings within the Parish of Kirk Langley that could be
utilised for redevelopment as it is a very rural parish

•

As far as Councillors are aware there is no unemployment in Kirk Langley

•

The Parish does have one large engineering factory – Dennis Mowers but
again, as far as Councillors are aware, no one from the Parish works there –
they all drive in from away

•

The Councillors feel that the Parish is more than adequately catered for and
wish to protect the local area from unwanted development

•

Most people who can afford to live in Kirk Langley are white collar workers
and so the village does not need additional industry.”

Key Businesses
5.10

One to one consultations have taken place with 16 businesses, and associated
organisations, located in Amber Valley. Eight of the businesses are based in Alfreton,
three in Ripley, two in Heanor and three remaining in peripheral/rural locations. 15
are manufacturing, producing or processing businesses, one is a logistics company.
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5.11

The companies were all broadly satisfied with their locations, and businesses in the
north of the Borough particularly highlighted the A38/M1 links as a key factor in their
location choices. Most of the businesses are long established in Amber Valley and
stable in their operations. Only four indicated plans to grow in the short to medium
term, with two of those expected to grow within their current sites only.

5.12

Overall, eight businesses have the land they need to grow for the foreseeable future
under their control, although finance and planning issues may still be barriers to
change. For example, one highlighted that future expansion/relocation would be
linked to a housing development on land under its control. Two would need to buy in
the land they need and two businesses, based in Cotes Park, have property
requirements. One business reported an urgent requirement for 2,000 sqm of
production

space,

plus

a

large

yard

area,

within

a

15-mile

radius

of

Alfreton/Somercotes. It reports difficulty in finding appropriate premises locally.
5.13

Amber Valley contains a skilled body of manufacturing labour. As noted in Section
3.0, the local manufacturing workforce in 2014 was 11,324, almost a quarter of the
total workforce. Strong transport links mean that companies can also draw on incommuter labour from a large area of the adjacent M1 Corridor. Where relevant,
companies have built links with regional colleges/universities and/or enacted their
own training and apprenticeship programmes. For these reasons only two
businesses report any problems with labour recruitment, and only in specialist
engineering and computer aided design sectors, where labour is in short supply
nationally.

5.14

Businesses report no significant issues with crime, while access issues are generally
limited to very local concerns, such as on street parking around Cotes Park.
Broadband access was not a concern in the main industrial estates but may be an
issue in more rural locations and in Heanor.

Summary
5.15

In addition to public sector stakeholders; 15 key businesses and associated
organisations were consulted on a one to one basis as part of the study.

5.16

The D2N2 LEP area target is for an extra 55,000 new jobs by 2023. This will focus on
a number of key sectors but no breakdown of how those jobs may split by local
authority area has been undertaken. Thus it is out possible to accurately apportion
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any additional jobs which may be generated by LEP area programmes, to Amber
Valley.

5.17

Stakeholders note that, Alfreton/Somercotes attract regular enquiries for industrial
units of 200-4,000 sqm from Tier Two and Three suppliers of the County’s major
manufacturing

businesses.

This

reflects

the

ease

of

access

between

Alfreton/Somercotes and Derby/Nottingham allows suppliers to support the ‘Just in
Time’ manufacturing processes of Tier One producers. These manufacturing sectors
will generate land and property requirements, but on a fairly irregular basis which can
be difficult for developers to anticipate.
5.18

Amber Valley’s Parish Councils were also consulted by letter although only one
response was ultimately received. Kirk Langley Parish Council feel that the Parish is
adequately catered for in terms of employment and links to broader employment
locations and wish to protect the local area from unwanted development.

5.19

The 16 companies contacted were all broadly satisfied with their locations, and
businesses in the north of the Borough particularly highlighted the A38/M1 links as a
key factor in their location choices. Only four indicated plans to grow in the short to
medium term. Many local businesses have taken steps to secure the land and
property they need, and only one is struggling to meet a requirement for 2,000 sqm
of further manufacturing space.

5.20

Sourcing appropriate labour locally is not an issue for most business, given the
strength of the local manufacturing labour force and the accessibility of Amber Valley
for in-commuting.
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6.0

EMPLOYMENT LAND
Introduction

6.1

This section looks at the existing portfolio of potential employment land in the study
area, not only how much there is, but also its quality, type, suitability and availability.
Amber Valley needs a balanced portfolio of land to accommodate a sustainable,
growing economy that can respond to dynamic market conditions, changing business
needs and working practices. By initially establishing how much land there is, the
second task is to consider how much land is needed in the future (to 2028 and 2033),
which is picked up in the forecasting section later in the report.

Land Supply
6.2

The start point for the supply side assessment is the Council’s 2016 Employment
Land Monitoring which identifies the remaining undeveloped land allocated for
Business and Industrial Uses, primarily under Policy ER3 of the Adopted Amber
Valley Local Plan (2006). This land totals 82.81 ha in 17 sites, split by settlement:

6.3

•

Alfreton/Somercotes – 19.34 ha (8 sites)

•

Belper – 37.76 ha (2 sites)

•

Heanor – 15.90 ha (4 sites)

•

Ripley – 9.81 ha (3 sites).

This compares to a 2006 supply, analysed in the 2008 HMA Employment Land
Review, of 117.08 ha in 22 sites. The difference reflects 22.14 ha of take-up on Site
2: Denby Hall, Ripley as well as the completion or loss of several smaller sites.

6.4

The 2016, supply also includes two further sites, not allocated in the 2006 Local Plan
or considered in the 2008 HMA Employment Land Review, but put forward in the
withdrawn Core Strategy and which have outline planning permission for mixed use
development, including B-class uses. These are:
•

Site A: Lily Street Farm, Derby Road, Swanwick – 14.42 ha

•

Site B: Shipley Lakeside, Shipley – 1.27 ha.

6.5

The total 2016 supply is thus 98.50 ha in 19 sites.

6.6

It should be noted that this supply excludes the Butterley Brick site, Ripley. This site,
which extends to some 9 ha overall is identified in the adopted Ripley Neighbourhood
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Plan as a potential employment site, suited for B-Class uses alongside a new sports
hub. It does not form part of the Borough’s employment land supply, as identified by
Council monitoring, but does represent a forward opportunity for meeting needs in
the Ripley area and is considered in the study’s Conclusions and Recommendations
(Sections 10.0 and 11.0).

6.7

In terms of the identified baseline supply, 98.50 ha in 19 sites, consideration of this
land supply suggests that these totals include areas of land which are unlikely to be
brought forward for development, or where developer aspirations, combined with site
constraints, mean the site is most likely to be developed for non B-Class uses
(subject to planning consent). Table 32 outlines the assumptions made about these
sites, explaining why revised site areas have been used in some cases.

6.8

The table also provides comments on current status (e.g. owner intentions) together
with an assessment as to when they might come forward for development or use.
This assessment of timescale is based upon a number of factors – market demand,
overview (from discussions with stakeholders and site owners), planning status,
infrastructure and services required. More detail is provided in the proformas for each
site, which are provided at Appendix 3. Employment Sites Maps are provided in
Appendix 4.

6.9

Allowing for these revisions gives a revised supply total of 74.73 ha in 14 sites,
comprising:
•

Alfreton/Somercotes – 7.10 ha (5 sites)

•

Belper – 33.80 ha (2 sites)

•

Heanor – 13.73 ha (3 sites)

•

Ripley – 4.41 ha (2 sites)

•

Additional locations – 15.69 ha (2 sites).
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Table 32 – Employment Sites Schedule
Site Ref.

Site
Name

Stated
Site
Area*

Revised
Site
Area

Comments/Justification for Change

Availability,
years

Alfreton/Somercotes Sites
3 (County Council
Ref: A0101804/5/7)

Cotes Park
East,
Somercotes

11.26

0.00

Allocated for B-Class use – Existing Local Plan Policy ER3
AVA/2009/0318 – Outline permission for B1/B2/B8 uses. Extension of time to submit a
Reserved Matters application, for up to three years, to February 2017 was secured in
2014 (AVA/2013/0021).
On the market, for sale or to let, for design and build opportunities of 1,000-13,000 sqm.
Indicative masterplan shows four units:
• B1/B2 – 1,000 sqm
• B1/B2 – 2,000 sqm
• B2 – 10,000 sqm
• B8 – 13,000 sqm.
Main landowner is seeking residential uses on this site.
Site split into two sites, with the smaller western site (approx. 0.28 ha) comprising an
irregularly shaped, linear plot, tightly bound by woodland and footpath to the west,
Hanson Cement site to the north and allotments to the east. In principle, the land could be
accessed from Birchwood Way, but in practice, the small size, irregular shape and
constrained nature of the land appear to render it undevelopable for relevant uses.
Generally, the larger site is constrained and separated from other employment uses at
Cotes Park, with housing on the frontage. It does not represent a strong development site
for B1/B2/B8 premises, and could be considered for other uses.

Assume not
developable
for B-Class
use

9 (County Council
Ref: A0100714)

Hockley
Way,
Alfreton
Trading
Estate

1.70

1.70

Allocated for B-Class use – Existing Local Plan Policy ER3
Previous interest from two nearby industrial businesses. Also interest from a retailer for
part of the site.
Site adjoins the main service area for Cotes Park, including two fast food restaurants. The
availability of appropriate services within the Employment Area is important for its
functioning and market attractiveness. While A1 retail may not be appropriate here, other
proposals to enhance the employment area service offer should, subject to other planning
considerations, be supported.
B2/B8

1-5
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Site Ref.

Site
Name

Stated
Site
Area*

Revised
Site
Area

Comments/Justification for Change

Availability,
years

10 (County Council
Ref: A0100718)

Off Wimsey
Way,
Alfreton
Trading
Estate

1.88

1.88

Allocated for B-Class use – Existing Local Plan Policy ER3
Owner may consider selling this land.
Backland site. While access from Wimsey Way is deliverable via a strip of land between
Units 5b and 6, this is not a desirable location for businesses which require a prominent
position on the road network.
B2/B8

11-12

12 (County Council
Ref: A0100915B)

Off Cotes
Park Lane,
Cotes Park
West,
Somercotes

2.09

2.09

Allocated for B-Class use – Existing Local Plan Policy ER3
Held as expansion land by owner. No current plans for development.
Could only easily be developed by adjacent users.
B2/B8

11-12

13 (County Council
Ref: A0101004)

Charity
Road,
Amber
Business
Centre,
Riddings

1.33

1.33

Allocated for B-Class use – Existing Local Plan Policy ER3
Could represent a modest expansion opportunity for Amber Business Centre, but demand
is felt unlikely to support such a scheme at this time. Existing access road through the site
is also a constraint, but may permit the land to be developed for the expansion of
neighbouring businesses, if needed.
B2/B8

11-12

17 (County Council
Ref: A0100914C)

Off Cotes
Park Lane,
Cotes Park
West,
Somercotes

0.51

0.00

Allocated for B-Class use – Existing Local Plan Policy ER3
Land is landlocked, with no obvious access point. Could only be used by adjacent
businesses. Also much of south and west is covered by trees. Thus this does not appear
to be a developable site.

Assume will
not be brought
forward at any
time.

19 (County Council
Ref: A0100710)

Keys Road,
Alfreton
Trading
Estate

0.47

0.00

Within a Business and Industrial Area (Policy ER4)
Site comprises property and yard space, in active use by Indigo Furniture. Does not
appear to be a viable development site.

Assume will
not be brought
forward at any
time.

21 (County Council
Ref: A0100514A)

Meadow
Lane
Industrial
Estate,
Alfreton

0.10

0.10

Allocated for B-Class use – Existing Local Plan Policy ER3
In active use for lorry parking. No short-medium term development plans.
B2/B8

11-12

19.34

7.10

30.00

30.00

Land east of the A38 is allocated as a mixed-use site in the current Local Plan, for

6-10

Sub-Total
Belper
1 (County Council

Cinderhill,
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Site Ref.

Site
Name

Ref: A0302602)

Denby

5 (County Council
Ref: A0302102)

Bullsmoor,
Belper

Sub-Total

Stated
Site
Area*

Revised
Site
Area

Comments/Justification for Change

Availability,
years

housing and employment – Policies ER2, H1b
Land west of the A38 and in the north of the site represents an amendment to the Green
Belt – Policy EN2
Land in the south east of the site is subject to a refused application for housing which is
the subject of an ongoing appeal.
There remains continuing interest from landowners/prospective developers in bringing
forward a large-scale mixed use development here, including new housing and
employment development.
Strategic proposals may require a new junction on the A38.
B1/B2/B8
7.76

3.80

37.76

33.80

9.83

9.83

Allocated for B-Class use – Existing Local Plan Policy ER3
Within the Derwent Valley Mills World Heritage Site Buffer Zone, any development would
need to be of a quality reflecting this.
Peveril Homes and Vaillant Group UK have recently submitted an Outline planning
application (App. No. AVA/2016/0754) for a maximum of 150 dwellings, public open
space and employment floor space.
Employment proposal is for 6,000 sqm of B1/B8 floorspace, on 3.80 ha, for the
manufacture/assembly of heating appliances/boilers and parts, offices (non-ancillary), the
storage and distribution of heating appliances/boilers and parts, and for any other use or
uses within Class B1 and/or B8. Space would be primarily for the use of adjacent occupier
Vaillant.
Access would be through the Vaillant facility to Nottingham Road.
The current outline proposals, if consented, would result in a 50 percent reduction in
employment land provision, to 3.80 ha, on the only remaining employment site in Belper
town. However, reflecting the site’s constraints and backland nature, this mixed-use
option does represent a realistic option for securing delivery on this land. It also reflects
the fact that Vaillant represent the logical end user of the land.
B2/B8 (plus ancillary B1(a))

1-5

Allocated for B-Class use – Existing Local Plan Policy ER3
Site is subject to a major Outline application for up to 500 dwellings together with
vehicular accesses, open spaces and associated service infrastructure (App. No.
AVA/2014/0999).
Proposed for a strategic housing site, extending from this land, east to the end of Bailey

1-5

Heanor
6 (County Council
Ref: A0902202)

Taylor Lane,
Loscoe

A39(e)/Final Report/August 2016/BE Group

75

Employment Land Need Study
Amber Valley Borough Council
Site Ref.

Site
Name

Stated
Site
Area*

Revised
Site
Area

Comments/Justification for Change

Availability,
years

Brook Drive. The housing would be in two plots, in the western and eastern margins of
this site, with a country park in between. Site 6 would accommodate up to 210 dwellings.
Access would be from Taylor Lane in the south, via the Employment Area.
B2/B8
8 (County Council
Ref:
A0900305D/F/G)

Amber
Drive, Bailey
Brook
Industrial
Estate,
Langley Mill

3.55

3.55

Allocated for B-Class use – Existing Local Plan Policy ER3
A previous Reserved Matters consent for 35 dwellings (App. Nos.AVA2005/1268 and
AVA/2008/0016) has now lapsed.
The further plans of the owner are unclear at this time
B2/B8

11 (County Council
Ref: A0900127)

Adams
Close,
Heanor
Gate
Industrial
Estate

2.17

0.00

Within a Business and Industrial Area - Policy ER4
A previous Reserved Matters consent for 2179 sqm, B2 industrial building has now lapsed
(App. No AVA/2012/1159)
Area appears in full use by current occupiers. It is assumed this scheme will not now
come forward.

20 (County Council
Ref: A0900124)

Slack Lane,
Heanor
Gate
Industrial
Estate

0.35

0.35

Within a Business and Industrial Area - Policy ER3
A small scale expansion plot for the adjacent, Derbyshire County Council owned light
industrial scheme, Slack Lane Industrial Estate
No development plans at this time
B1(c)

15.90

13.73

3.86

3.86

Sub-Total

11-12

Assume will
not be brought
forward at any
time.

11-12

Ripley
2 (County Council
Ref: A0301701)

Denby Hall,
Denby
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Allocated for B-Class use – Existing Local Plan Policy ER3
A portion in the south represents an amendment to the Green Belt under Policy EN4
Seven consents, primarily for B1/B2/B8 uses, on this site, between 2006 and 2014.
Denby Hall Business Park is now well established with 19.3 ha of land now taken up for
larger B1/B2/B8 units, with occupiers including Deb, Techno Cargo and HL Plastics.
Two plots remain in the south of the site, marketed for Design and Build Warehouse
options:
• Plot P80 – Proposed for a 7479 sqm B2/B8 unit with 86 car parking spaces
• Plot P120 – Proposed for a 11,148 sqm B2/B8 unit with 115 car parking spaces.
Some land in the north also undeveloped, linked to adjacent housing site. Further consent
for hotel, retail and nursery.
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Site Ref.

Site
Name

Stated
Site
Area*

Revised
Site
Area

Comments/Justification for Change

Availability,
years

B2/B8
7 (County Council
Ref: A0302901)

Nottingham
Road,
Ripley

5.40

0.00

Allocated for B-Class use – Existing Local Plan Policy ER3
Proposed highway improvement route down eastern side of site (Policy TP13)
Outline consent to develop the whole site for B1, B2, B8 uses (App. No. AVA/2008/0440).
In October 2013 the time in which a Reserved Matters application can be submitted was
extended by five years, to 2018 (App. No. AVA/2013/0484).
4.30 ha now has Outline consent, subject to the signing of a Section 106 agreement, for
126 residential dwellings with new access from Nottingham Road (App. No.
AVA/2012/1086). Other land likely to be used for recreation.

Assume will
not be
developed for
B-Class uses

16 (County Council
Ref: A0303101)

Butterley
Park, Ripley

0.55

0.55

Allocated for B-Class use – Existing Local Plan Policy ER4
Some 0.17 ha in the south east of the site now developed as a Premier Inn Hotel. No
further proposals for development.
Remaining land could support a modest office development and does retain some A610
frontage
However, site is in backlands in terms of the wider development area and tightly bound by
Carr Wood. Given adjoining uses, and location, a further development for roadside
services would appear more likely here.
B1(a)

11-12

9.81

4.41

14.42

14.42

Site has Outline consent (App. No. AVA/2014/1154) for up to 55,000 sqm of B-Class
employment, a hotel (C1) (80 bedrooms’ max), public house/restaurant (A4/A3) (1,250
sqm max), a crèche (D1) (600 sqm max), a local retail store (A1) (500 sqm max), a
community/medical plot (0.1 ha max), a maximum of 600 dwellings (C3), a primary school
(D1) (1.0 ha max), public open space, playing fields (with changing rooms), highway and
drainage infrastructure, and the demolition of a dwelling and outbuildings.
Employment consent is for 55,000 sqm of employment floorspace comprising B1 (20,000
sqm max), B2 (15,000 sqm max) and B8 (20,000 sqm max). Current masterplan indicates
the B2/B8 space would comprise four large units in the north west, fronting the A38. B1
space would be in seven units further east.
Two access points are proposed off Derby Road.
An indicative Phasing Plan has been produced which indicates that access for the
employment options will be completed in 2016/17, with premises delivery continuing for
the next three years, to 2019/20.
Current illustrative masterplan suggests that the area for B-Class employment would

1-5

Sub-Total
Additional Sites
A

Lily Street
Farm, Derby
Road,
Swanwick
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Site Ref.

Site
Name

Stated
Site
Area*

Revised
Site
Area

Comments/Justification for Change

Availability,
years

14.42 ha net. Development split of that 14.42 ha based on current masterplan:
• B1: 36 percent = 5.19 ha
• B2: 28 percent = 4.04 ha
• B8:36 percent = 5.19 ha
B

Shipley
Lakeside,
Shipley

1.27

1.27

15.69

15.69

98.50
Source: AVBC and BE Group, 2016

74.73

Sub-Total

Total

Current Local Plan identifies the site as a Major Development Site in the Green Belt
(Policy EN3)
Proposed Multi-User Route passes around the edge of the site
Conservation Area to the north (policies EN26-EN28)
Site has Outline consent (App. No. AVA/2015/0403) for a mixed use development of up
to 307 residential units, retirement provision, neighbourhood retail, business,
leisure/assembly/training and garden centre uses, pub and hotel/conference facility health
and care uses and landscape, ecological and amenity enhancements at the former
American Adventure Theme Park.
4,681 sqm of B1 floorspace is proposed on a 1.27 ha plot in the east of the site, close to
the Pit Lane entrance.
Scale of reclamation required suggests that delivery is only likely later in the Local Plan
period.
B1(a)

*Taken from the Amber Valley Borough Council Employment Land Sites Schedule, 2016
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6.10

The biggest change is in Alfreton/Somercotes, where Site 3: Cotes Park East,
Somercotes is excluded. This reflects the fact that land here is constrained in terms
of access, prominence and proximity to housing. The land is separated from the main
Cotes Park Employment Area, while the main landowner has aspirations for
alternative uses. The combination of these factors suggest that this is not a viable BClass employment development site although some form of mixed-use employment
scheme, including B1/B2/B8 uses could still be considered. Two further small sites in
the Cotes Park area are in use, or landlocked and thus not considered part of the
realistic supply.

6.11

In Belper, Site 5: Bullsmoor, Belper is proposed for a mixed-use scheme that would
deliver 3.80 ha of employment land. While this would be subject to planning consent,
it appears to represent a reasonable way to secure delivery on this constrained
backland site, particularly as it meets the needs of the adjacent occupier Vaillant, the
logical end user of this site. Even if this specific scheme is judged unacceptable the
way forward is likely to be through a similar mixed-use proposal.

6.12

In Ripley, Site 7: Nottingham Road, Ripley has a resolution to grant planning
permission for housing while any remaining land is expected to be held for
recreational uses.

6.13

In addition, the following sites are likely to be developed to meet the exclusive needs
of specific occupiers. They are not available to the broader market needs and thus
can be considered as outside of Amber Valley’s available employment land supply:
•

12: Off Cotes Park Lane, Cotes Park West, Somercotes (2.09 ha) – Held as
expansion land by owner

•

5: Bullsmoor, Belper (3.80 ha) – Current plans would see employment land
here taken up for the exclusive use of Vaillant.

6.14

Finally, Site 6: Taylor Lane, Loscoe, Heanor (9.83 ha) is now subject to a major
Outline Application for up to 500 dwellings. Site 6 remains a viable employment site
and by far the largest B-Class allocation in Heanor. However, it is also accepted that
the proposed scheme could meet strategic level needs in Amber Valley. Accordingly,
scenarios consider the impact the loss of this site could have.
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6.15

Therefore, in Table 33 scenarios are presented for Amber Valley’s land resource,
considering the total supply initially and then adjusting it according to the various
assumptions made above.

Table 33 – Amber Valley Land Supply Scenarios
Scenario
Baseline

Cumulative Total Land Supply, ha
98.50 (19 sites):
• Alfreton – 19.34 (8 sites)
• Belper – 37.76 (2 sites)
• Heanor – 15.90 (4 sites)

Comments
Reflecting the Council’s
Employment Land
Monitoring, 31st March
2016

• Ripley – 9.81 (3 sites)
• Additional locations – 15.69 (2 sites).
Baseline less land which will
not be brought forward for
development or will be
developed for non B-Class
uses

74.73 (14 sites):
• Alfreton – 7.10 (5 sites)

Reflects site research
in Table 32

• Belper – 33.80 (2 sites)
• Heanor – 13.73 (3 sites)
• Ripley – 4.41 (2 sites)
• Additional locations – 15.69 (2 sites).

Baseline less land which will
not be brought forward for
development, will be
developed for non B-Class
uses. Also land to be
developed for the exclusive
need of individual firms
(Realistic Supply)

68.84 (12 sites):

Realistic Supply plus the loss
of Site 6: Taylor Lane, Loscoe,
Heanor (9.83 ha)

59.01 (11 sites):

• Alfreton – 5.01 (4 sites)
• Belper – 30.00 (1 site)
• Heanor – 13.73 (3 sites)
• Ripley – 4.41 (2 sites)

Reflects site research
in Table 32, plus a
further deduction to
discount sites not
available to the broader
market

• Additional locations – 15.69 (2 sites).

• Heanor – 3.90 (2 sites)

Reflects a further loss
in Heanor to meet
strategic housing needs

Source: AVBC and BE Group, 2016

6.16

As Table 33 shows, as a revised supply, Amber Valley has 74.73 ha of employment
land at present, in 14 sites. In addition, it is realistic to exclude sites not available to
the broader market needs which gives a Realistic Supply of 68.84 ha in 12 sites. If
the assumption is made that Site 6: Taylor Lane, Loscoe, Heanor is lost to housing (it
is important to emphasise that no decision has been made on this application by the
Local Planning Authority) then the supply reduces further to 59.01 ha (11 sites).

6.17

In Table 34 there is an analysis of the realistic supply, as defined above, by location
and availability. The first point to note is that none of the sites have any premises
under construction or are expected to deliver premises in the next year. The vast
majority of land, 88.7 percent, is likely to come forward in a 1-10 year timeframe.
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Table 34 – Location and Availability Assessment (Realistic Supply)
Location

Availability, years
0–1

1–5

Total, ha

6 – 10

11-12

Alfreton/Somercotes

-

1.70

-

3.31

5.01

Belper

-

-

30.00

-

30.00

Heanor

-

9.83

-

3.90

13.73

Ripley

-

3.86

-

0.55

4.41

Additional Sites

-

14.42

1.27

-

15.69

Total, ha

-

29.81

31.27

7.76

68.84

Source: BE Group 2016

6.18

In Alfreton/Somercotes only Site 9: Hockley Way, Alfreton Trading Estate (1.70 ha)
offers readily available employment land, likely to be taken up in the next five years,
although the aspiration for retail uses here is noted. Other local sites are in temporary
use or in backland locations, with limited short or medium term prospects for
development. The lack of available options in the main Employment Areas highlights
the importance of nearby Site A: Lily Street Farm, Derby Road, Swanwick which,
without further local land allocations will be increasingly called on to meet local as
well as strategic requirements in the north of the Borough.

6.19

In Belper, if it is assumed that any employment development at Site 5: Bullsmoor,
Belper will be for the exclusive use of Vaillant then there is no available land within
the town. Ultimately Site 1: Cinderhill, Denby (30.00 ha) could bring forward a
sizeable area of employment land that could serve Belper, Ripley and the Borough
as a whole. However, given site constraints and infrastructure requirements, large
scale delivery at Cinderhill cannot be expected until later in the Local Plan period.

6.20

In Heanor, the most unconstrained and deliverable site is Site 6: Taylor Lane,
Loscoe, Heanor (9.83 ha). If this land is lost to housing, then other local options
comprise small scale, peripheral sites, with unclear owner intentions, where
development is unlikely in the short or medium term. Site B: Shipley Lakeside, to the
south of the town, will ultimately meet some needs. This site is assumed to have 6-10
year delivery timeframe, given the complex mixed-use scheme which is proposed
here.

6.21

Given recent take up rates it is likely that Site 2: Denby Hall, Denby, Ripley will be
fully developed within five years. After that there will be a lack of readily available
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employment land in Ripley which, as with Belper, will be dependent on provision at
Cinderhill.
6.22

As noted, Site A: Lily Street Farm, Derby Road, Swanwick will be key for supporting
both strategic and local needs around the A38 Corridor at Alfreton/Somercotes. The
current Phasing Plan for this site suggests substantial completion by 2020. While
ambitious, this does generally suggest that there will be a lack of longer term land
options in the north of the Borough.

6.23

Land is divided between four types of uses – B1(a) Offices, B1(c) Light Industry and
B2/B8 Industry, B8 Warehousing (see Table 35). Given the nature of Amber Valley’s
Employment Areas, owner aspirations and market demand, it is assumed that around
three quarters of the land will be developed for B2 or B8 options. This is particularly
likely in Alfteron/Somercotes, a sub-regional focus for industrial and warehouse
development.
Table 35 – Use Class Assessment (Realistic Supply)
Location

Use Class

Total, ha

B1(a)

B1(c)

B2/B8

-

-

5.01

5.01

5.00

5.00

20.00

30.0

-

0.35

13.38

13.73

Ripley

0.55

-

3.86

4.41

Additional Sites

3.86

2.60

9.23

15.69

Total, ha

9.41

7.95

51.48

68.84

Alfreton/Somercotes
Belper
Heanor

Source: BE Group 2016

6.24

In Belper, the development mix at Site 1: Cinderhill, Denby can only be estimated at
this time. A large proportion of B2/B8 remains likely however, reflecting take-up at
nearby Denby Hall. Accordingly, it is assumed that two thirds of this site will be
developed for these uses, with the remaining 10 ha split between B1(a) and B1(c)
uses. The split at Site A: Lily Street Farm, Derby Road, Swanwick, reflects that set
out in the current site masterplan which would see around two thirds of this location
developed for B2/B8 uses.

6.25

Only two sites are likely to be delivered as exclusively office options – Site 16:
Butterley Park, Ripley (0.55 ha) and Site B: Shipley Lakeside (1.27 ha) – reflecting
site locations and owner aspirations.
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Sites Quality
6.26

All sites in the realistic supply have been graded using a standard scoring system
that consists of objective measures (as far as possible). Each site is scored out of
100, made up of ten individual measures, each scored out of ten. These are:
proximity to Dual Carriageway, prominence, access to public transport, planning
status, access to services, strategic road (A38) access, constraints, environmental
setting, flexibility and availability.

6.27

The scoring system is consistent with that of the 2008 HMA Employment Land
Assessment, although the availability periods have been revised to more accurately
reflect both the Plan period and the likely rate of land take-up. It should also be noted
that scoring for all sites has been recalculated reflecting revised owner aspirations,
planning status and knowledge of site constraints. Thus site scores will likely have
changed between the 2008 and 2016 Studies. The scoring system and the detailed
scores are provided in Appendix 5 and 6.

6.28

Two scores are provided in Table 36 a total score and a market-led score, which
reflects the locational strengths and weaknesses of each site. The market-led score
is made up of just Duel Carriageway proximity, prominence, strategic road (A38)
access, environmental setting and flexibility. These are the characteristics that are
very difficult to improve. The other five aspects (public transport, planning status,
services, constraints and availability), which combine to make up the total score, are
easier to improve and hence provide the ability to raise the quality of a site.

Table 36 – Employment Sites Scoring (Realistic Supply)
Site Ref.

Name

A

Lily Street Farm, Derby
Road, Swanwick
Denby Hall, Denby

2 (County Council
Ref: A0301701)
1 (County Council
Ref: A0302602)
9 (County Council
Ref: A0100714)
6 (County Council
Ref: A0902202
8 (County Council
Ref:
A0900305D/F/G)

Cinderhill, Denby
Hockley Way, Alfreton
Trading Estate
Taylor Lane, Loscoe
Amber Drive, Bailey Brook
IE, Langley Mill
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Revised
Size, ha

Score,
max
100

Market led Subtotal

14.42

83

50

3.86

74

36

30.00

66

45

1.70

57

30

9.83

55

25

3.55

52

22
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Site Ref.

Name

16 (County Council
Ref: A0303101)
21 (County Council
Ref: A0100514A)
B
10 (County Council
Ref: A0100718)
13 (County Council
Ref: A0101004)
20 (County Council
Ref: A0900124)

Butterley Park, Ripley
Meadow Lane IE, Alfreton
Shipley Lakeside, Shipley
Off Wimsey Way, Alfreton
Trading Estate
Charity Road, Amber
Business Centre, Riddings
Slack Lane, Heanor Gate IE

Revised
Size, ha

Score,
max
100

Market led Subtotal

0.55

53

28

0.10

47

19

1.27

45

19

1.88

44

24

1.33

38

19

0.35

33

12

Source: BE Group, 2016

6.29

Site A: Lily Street Farm, Derby Road, Swanwick is by far the best scoring site, both in
overall and market terms. This reflects its size, flexibility, prominence on the A38
Corridor and good prospects for further delivery in the short/medium term. The
importance of this site to Amber Valley is emphasised. The remaining land at Denby
Hall, Denby also scores well, reflecting its quality and position within what is now an
active business park for the Borough. Nearby Cinderhill, Denby also scores well,
particularly in market terms although delivery here is likely to be later in the Local
Plan period.

6.30

Site 20: Slack Lane, Heanor Gate IE is the worst scoring overall and in market terms.
This reflects the fact that this is a small, 0.35 ha, backland site with limited prospects
for short/medium term development.

Employment Areas
6.31

The 2008 HMA Employment Land Review undertook an assessment of the study
area’s main Employment Areas and is made in order to provide guidance as to their
continued viability. That exercise is repeated and updated here, for Amber Valley
only.

6.32

Each of the main employment areas in Amber Valley have been appraised and
assessed (Table 38). Location plans for these areas can be found in Appendix 7.
This is BE Group’s conclusion on the ranking that should be afforded to the area.
This has been based on a number of factors – critical mass of the area, companies
like to be together; accessibility, the closer to arterial transport routes the better;
prominence, to main roads; servicing and car parking area, the extent and quality of
this; and environment. Combining this data leads to an overall hierarchical
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assessment, graded good to poor. These are described in Table 37 and include the
recommended action for each grade.
Table 37 – Grades Definitions
Grade

Definition

Action

Good

High quality, prestigious, flagship business
areas due to their scale, location and setting.
Capable of competing for investment in the
regional market place. These are prime sites
for marketing to a cross section of users
including new inward investors. They can also
meet the needs of image-conscious,
aspirational companies already in the
Borough.

Protect strongly
Support and expand

Above average

Good employment sites due to their scale,
location and setting. Capable of competing for
investment in the sub-regional market place.
These are prime sites for marketing to a cross
section of users, B1, B2 and B8, including
some new inward investors.

Protect strongly
Support and expand

Average

Key employment sites with an influence over
the whole Borough, but primarily geared
towards local businesses and B1 light
industrial, B2 and B8 uses.

Protect
Support

Below average

Lower quality locations often in residential
areas suffering from poor accessibility and
massing.

Assess whether to
protect/review
through the Local
Plan

Poor

Very poor quality areas. Widespread vacancy
and dereliction in poor environments.

Promote alternative
uses if possible

Source: BE Group, 2016

Table 38 – Amber Valley Employment Area Gradings
Appendix 7
Plan Ref

Area

Size, ha

Quality

Comments

26.10

Average

Traditional
industrial estate,
access not ideal

174.24

Above
average

Key estate for the
Borough. Focus for
market interest on
the A38 Corridor,
including Inward
Investment
Incorporates some
services
Traditional
industrial estate,

Alfreton/Somercotes
Plan 1, Site 1

Meadow Lane IE,
Alfreton

Plan 1, Site 2

Cotes Park IE, Alfreton
(Incorporating Alfreton
Trading Estate)
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Appendix 7
Plan Ref

Area

Size, ha

Quality

Comments
with a focus on
accommodating
larger B2/B8
operators. Some
have growth
aspirations within
the estate
Benefits from
excellent access
although some
occupiers complain
about high levels of
on-street parking
Employment
development sites
increasingly limited
to low value
backland sites

Plan 1, Site 3

Alfreton IE/Thornton
Park, Alfreton

32.45

Above
average

Dominated by
secure Thornton’s
production facility
and HQ offices.
Also several large
self-contained
office buildings
North of the area
comprises an area
of services,
including hot food,
hotel and petrol
filling station
Also includes a fire
station
Strong access from
A38 Junction.

Plan 1, Site 4

Pye Bridge IE,
Somercotes

20.21

Below
average

Low quality uses
and premises,
access poor;
although relatively
close to M1.

Plan 1, Site 5

Greenhill Lane IE,
Riddings

17.60

Average

Traditional
industrial estate,
access not ideal.

Riverside/Bullbridge
Hill, Ambergate

21.84

Below
average

Poorly located and
low quality, ageing
premises.
Scope for
consolidation mixed use
redevelopment,
incorporating some
employment space

Ripley
Plan 2, Site 25
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Appendix 7
Plan Ref

Area

Size, ha

Quality

Comments
for micro/small
businesses.

Plan 2, Site 26

Denby Hall Business
Park

23.64

Above
average

Modern business
park in reasonable
location, close to
A38
Bulk of the area
now developed for
major B2/B8
occupiers including
Deb and Vaillant
A focus for inward
investment locally
since 2009
Now filling up with
only two marketed
development plots
remaining
Land in the north
developed for
housing (Denby
Bank).

Plan 2, Site 6

Peasehill IE, Peasehill

17.09

Average

Traditional
industrial estate,
access not ideal.
The southern
portion of the
Employment Area,
the Butterley Brick
site, is vacant and
potentially available
for redevelopment.
The adopted Ripley
Neighbourhood
Plan identifies this
location as suited
for employment and
sporting uses.

Plan 2, Site 7

Butterley Works

4.56

Below
average

Large, underused
former mill
complex, including
large areas of
cleared land
Appears to only
have one current
occupier
Potential to
redevelop.

Plan 2, Site 8

Codnor Gate IE,
Ripley

26.14

Above
average

Reasonable quality
buildings on
maintained
industrial estate
with good access
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Appendix 7
Plan Ref

Area

Size, ha

Quality

Comments
Manthorpe is key
occupier.

Plan 2, Site 9

Heage Road IE, Ripley

6.46

Above
average

Reasonable quality
industrial estate,
although access
not ideal
Mostly larger B2/B8
units.

Plan 3, Site 10

Chrysalis Business
Park/Langley Bridge
Industrial Estate,
Langley Mill

8.51

Above
average

Highly accessible,
modern
developments.

Plan 3, Site 11

Access 26, Langley
Mill

21.67

Above
average

Highly accessible,
modern
developments
Includes large
modern B2/B8 units
for occupiers such
as DHL and
Warburton.

Plan 3, Site 12

Bailey Brook IE,
Langley Mill

7.24

Average

Small, typical
industrial estate, in
part offering small
business units
Includes
development land
in the east
Accessible.

Plan 3, Site 13

Sawmills Industrial
Park, Heanor Road,
Heanor

23.36

Average

Moderate quality
small industrial
estate
Although access
through town
centre, close to
A610 link to M1.

Plan 3, Site 14

Heanor Gate IE,
Heanor

48.13

Average

Typical, traditional
industrial estate
Although access
through town
centre, close to
A610 link to M1.

Plan 3, Site 15

Cromford Road,
Langley Mill

1.64

Below
average

Average quality
industrial estate,
with reasonable
access
Lacks critical mass
and there is
potential to
redevelop.

Heanor
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Appendix 7
Plan Ref

Area

Plan 3, Site 16

Langley Park/Eastview
Terrace, Langley Mill

Plan 4, Site 17

Size, ha

Quality

Comments

3.31

Average

Although has poor
access, moderate
quality small
business area.

Belper Mill, Belper
(ER1a)

1.35

Average

Poorly located and
low quality, historic
premises
Space is on the
market for office
uses. The location
is attracting interest
but poor internal
conditions is
preventing potential
occupiers from
taking space
A strong
programme of
internal
refurbishment
would be key for
retaining this large
Mill property in BClass employment
use in the long
term.

Plan 4, Site 18

West Mill, Belper
(ER1b)

1.82

Average

Older factory
premises
Occupier
Courtaulds is
vacating.
Site represents a
redevelopment/refu
rbishment
opportunity which
could support a
range of uses,
appropriate to this
historic location in
central Belper

Plan 4, Site 19

Derwent Street, Belper
(ER1c)

5.90

Poor

Poorly located and
low quality, ageing
premises
Some
refurbishment has
taken place
including Derwent
House, Derwent
Street. However,
there remains
scope for
considerable
refurbishment and

Belper
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Appendix 7
Plan Ref

Area

Size, ha

Quality

Comments
redevelopment of
premises.

Plan 4, Site 20

Derby Road, Belper
(ER1d)

1.90

Poor

Comprises historic
Milford Mill, which
is primarily in use
as antiques centre
Areas of premises
appear unused with
evidence of
declining physical
quality
This site has
previously received
planning
permission for
mixed use
development,
primarily for
housing but
retaining some
limited employment
uses

Plan 4, Site 21

Nottingham
Road/Kilburn Road,
Belper

-

-

Area now lost to
housing
Future drafts of this
study should
remove this area
from consideration.

Plan 4, Site 22

Bullsmoor, Nottingham
Road/Kilburn Road,
Belper

14.82

Average

Comprises large
modern factory for
Vaillant with
expansion land to
the rear.

Plan 4, Site 23

Goods Lane IE, Belper

7.02

Below
average

Reasonable quality
buildings and area,
but access poor.

Plan 4, Site 24

Goods
Yard/Derwentside IE,
Belper

11.57

Below
average

Poor quality area,
with poor access.

Source: BE Group, 2016

Summary
6.33

An update of the Council’s Employment Land Monitoring confirms that there are 19
sites totalling 98.50 ha. However, an assessment of this supply, excluding land
unlikely to be brought forward, proposed for alternative uses or held for specific
occupiers suggests a more realistic figure of 68.84 ha in 12 sites. If Site 6: Taylor
Lane, Loscoe, Heanor (9.83 ha) is also lost to housing then the supply reduces to
59.01 ha (11 sites).
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6.34

No land is under development at present. The vast majority of land, 88.7 percent, is
likely to come forward in a 1-10 year timeframe. Table 39 provides a breakdown of
the current realistic land supply by B Use Class.
Table 39 – Use Class Assessment (Realistic Supply)
Location

Use Class

Total, ha

B1(a)

B1(c)

B2/B8

9.41

7.95

51.48

68.84

Source: BE Group, 2016

6.35

Both employment sites and employment areas have been assessed and graded. In
terms of Employment Areas, Amber Valley’s flagship locations, which merit particular
protection in the Local Plan are:

6.36

•

Alfreton IE/Thornton Park, Alfreton

•

Cinderhill (potential)

•

Cotes Park IE/Alfreton Trading Estate

•

Denby Hall, Denby

•

Swanwick Court Business Park, Alfreton.

In general, most of the Employment Areas are well occupied, with no large areas of
void premises, even in budget quality schemes. The main exception is Belper, where
there remains an issue of underused land and premises associated with several of
the historic mill premises, in particular West Mill, which will shortly become vacant.
These locations offer ongoing regeneration opportunities for the town.
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7.0

FUNCTIONAL ECONOMIC MARKET AREA
Introduction

7.1

This section defines and reviews the Functional Economic Market Area (FEMA) of
Amber Valley. It also looks in more detail at some of the neighbouring local authority
areas, which fall within that FEMA area and which may compete with the Borough for
strategic level property requirements. This is undertaken in recognition that the
Amber Valley economy does not operate in isolation, but rather it has intricate and
important relationships with neighbouring areas.

Functional Economic Market Area – Quantitative Evidence
7.2

The guidance for Housing and Economic Development Needs Assessments
produced by the Department for Communities and Local Government includes
guidance for the definition and consideration of a FEMA. The guidance states:
“The geography of commercial property markets should be thought of in terms
of the requirements of the market in terms of the location of premises, and the
spatial factors used in analysing demand and supply – often referred to as the
functional economic market area. Since patterns of economic activity vary
from place to place, there is no standard approach to defining a functional
economic market area, however, it is possible to define them taking account
of factors including:

7.3

•

Extent of any Local Enterprise Partnership within the area

•

Travel to work areas

•

Housing market area

•

Flow of goods, services and information within the local economy

•

Service market for consumers

•

Administrative area

•

Catchment areas of facilities providing cultural and social well-being

•

Transport network.”

All definitions of a functional economic market area are approximations of the
interrelationships of a local economy with areas outside the local authority. The
FEMA cannot account for all relationships in the economy, rather it is a
representation of the key economic, workforce and consumer flows for the local
economy.
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7.4

Amber Valley’s economy clearly does not operate in isolation. The quantitative
evidence base that influences the definition of the Borough’s FEMA is considered
here.
Local Enterprise Partnership

7.5

Amber Valley falls within the D2N2 LEP, which covers Derby, Derbyshire,
Nottingham and Nottinghamshire. It is one of the largest LEPs in the country, home
to some 2 million people. The size of the LEP area means that this administrative
and economic designation is of limited help in defining the Borough’s functional
economic market area as it includes more distant locations such as High Peak, which
other evidence, such as commuting patterns, suggests do not have particularly
strong links to Amber Valley.
Travel to Work Area

7.6

The commuting patterns of the working residents of Amber Valley and the workforce
employed in the Borough are important in understanding the housing and
employment role of Amber Valley in the context of the broader region. This has
implications for the definition and understanding of Amber Valley’s FEMA.

7.7

Table 40 summarises the in and out commuting patterns of Amber Valley as at the
time of the 2011 Census. The net flows to and from each area are also summarised
and show that Amber Valley has a positive net flow of workers (i.e. many more
workers commuting into the Borough than out of it to/from a particular area) with
neighbouring North East Derbyshire and Bolsover in Derbyshire and Ashfield in
Nottinghamshire.

7.8

By far the largest negative flows (i.e. more local residents going out of the Borough to
work than coming in) are with the nearby urban areas of Derby and Nottingham.
Amber Valley also has a strong negative commuter flow with the more rural
Derbyshire Dales local authority area (including relevant areas of the Peak District
National Park) to the north and west. Reasons for this may include the presence of
Derbyshire County Council’s headquarters offices in Matlock, within Derbyshire
Dales.

7.9

A strong relationship, in terms of both in and out commuter flows is also noted with
Erewash to the south east.

7.10

Overall, some 51.9 percent of Amber Valley’s workforce also reside in the Borough.
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Conversely, 47.4 percent of the employed residents of Amber Valley also work in the
Borough.

Table 40 – In and Out flows of Amber Valley Commuters
Work Locations of
Employed Residents
of Amber Valley
OUTFLOW
Amber Valley

Origins of
Amber Valley
Workers
INFLOW

Net Flow of
Workers into
Amber Valley

23,506

23,506

-

Derby

8,364

3,692

(4,972)

Erewash

2,533

2,170

(363)

Nottingham

2,163

833

(1,330)

Derbyshire Dales

1,986

1,247

(739)

Bolsover

1,677

2,513

836

Ashfield

1,633

2,568

935

Broxtowe

1,414

1,733

319

South Derbyshire

526

507

(19)

Chesterfield

523

820

297

North East Derbyshire

446

1,605

1,159

Mansfield

382

732

350

High Peak

75

142

(67)

4,402

3,216

(1,186)

49,630

45,284

(4,346)

Elsewhere in UK
Total
Source: ONS 2011 Census

7.11

In terms of defining the functional economic market area, it can be seen that Amber
Valley has strong economic linkages – which can be defined as more than 2,000
commuter movements, in and out of the Borough, to or from that location – with most
of its immediate neighbours in Derbyshire, namely Derby, Erewash, Derbyshire
Dales, Bolsover and North East Derbyshire. Only neighbouring South Derbyshire
appears to have weaker economic connections. In Nottinghamshire, the strongest
connections are with the City of Nottingham followed by the neighbouring local
authority areas of Ashfield and Broxtowe.
Housing Market Area

7.12

Housing market areas were defined across the East Midlands as part of the process
in developing the East Midlands Regional Plan (2009). These definitions were based
on the research study ‘Identifying the Sub-Regional Housing Markets of the East
Midlands’ (2005). This work identified a Derby HMA which included the local
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authorities of Derby City, Amber Valley and South Derbyshire.

7.13

Within the Derby HMA, the Department of Communities and Local Government
Research, relayed in the 2013 ‘Derby HMA Strategic Housing Market Assessment
(SHMA) Update’, defines a number of sub housing markets. The southern wards of
Amber Valley fall within the Derby HMA area, while the remainder of the Borough
comprises a local housing market focused on Alfreton and Ripley. The latter extends
further north to include the southern parts of Bolsover and North East Derbyshire
local authority areas.

7.14

The 2013 SHMA Update also notes that the housing market in the Derby HMA
authorities relates to those in the Derbyshire Dales District (including Ashbourne and
Matlock) and into the western part of Erewash District (including Ilkeston). The
implication of this is that the supply-demand balance for housing in these areas could
influence demand for homes within the Derby HMA authorities.

Market Comments
7.15

Property market stakeholders identify that Amber Valley is part of a wider subregional market for industrial and warehouse premises, linked to the M1 Corridor. At
a minimum this includes local authority areas to the north, east and south, which
share common links on the M1. These include Bolsover, Derby, Erewash and North
East Derbyshire in Derbyshire; along with Ashfield in Nottinghamshire. However, the
market for larger B2 and B8 options could also be said to extend much further south,
into Leicestershire and covering the whole ‘Golden Triangle’ market area.

Services and Infrastructure
7.16

The long distance A6 and A38 strategic routes pass through Amber Valley. The
former provides links from Derby in the south, north through the Peak District and
Buxton, to Greater Manchester. The latter provides a link from Derby, north close to
the Amber Valley settlements of Ripley and Alfreton to the M1, Junction 28 and on to
Mansfield. The A610 is another key route, linking Ripley with the Nottingham
Conurbation via the M1, Junction 26. The A61 heads north from Alfreton to
Chesterfield and ultimately Sheffield, although neither is identified as having strong
commuter flows with Amber Valley.

7.17

In terms of services, whilst the four main towns in Amber Valley provide for day to
day shopping needs, higher order good and services are available within Derby,
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Nottingham and the associated out of town shopping facilities. The A38 gives strong
links east to Mansfield and the East Midlands Designer Outlet to the immediate east
of Junction 28, M1.

7.18

Based on the above evidence, the FEMA for Amber Valley clearly includes Derby,
and some 12,056 commuter movements were recorded between the City and Amber
Valley in the 2011 Census. Derby and Amber Valley share a HMA, alongside South
Derbyshire. However, while there are housing market links between Amber Valley
and South Derbyshire, the economic links don’t appear to be as strong. For example,
only 1,033 commuter movements were recorded between the two local authority
areas in 2011, compared, for example, to 1,343 between Amber Valley and more
distant Chesterfield.

7.19

Looking at the evidence, in addition to Derby, Amber Valley has good economic
connections with its other neighbours in Derbyshire – Erewash, Derbyshire Dales,
Bolsover and North East Derbyshire. In Nottinghamshire, the strongest connections
are with the City of Nottingham followed by the neighbouring local authority areas of
Ashfield and Broxtowe.

7.20

The other areas of Derbyshire (including High Peak, Chesterfield and, as mentioned,
South Derbyshire) and Nottinghamshire (including Mansfield) have been excluded
due to their lower relationships with Amber Valley. As mentioned previously, the
FEMA should incorporate the key relationships, rather than all relationships. Amber
Valley has a relationship with all these locations and there would be individual
businesses within the Borough that would consider at least some of them as part of
their core client base. However, overall the relationship is weaker than with the other
locations shown above.

Neighbouring Areas
7.21

Para 160 of the NPPF states that local planning authorities should have a clear
understanding of business needs within their local economic markets, by working
with county and neighbouring authorities to prepare and maintain a robust evidence
base about business needs and likely market changes.

7.22

Having initially defined the FEMA for Amber Valley, the remainder of this section
considers each of the districts which fall within that area on an individual basis.
Accordingly, discussions have been undertaken with stakeholders in relation to these
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adjoining market areas, specifically Derby, Erewash, Derbyshire Dales, Bolsover,
North East Derbyshire in Derbyshire; Nottingham, Ashfield and Broxtowe in
Nottinghamshire.

Derbyshire

Bolsover
7.23

The Bolsover Local Plan will be sent out to consultation in September 2016, with a
move towards a submission draft in the new year.

7.24

Bolsover’s most recent Employment Land Need Assessment (October 2015)
highlighted the need for 65-100 ha of employment land. The higher figure allows for
an element of logistics use on the A38/M1 Corridor.

7.25

Against this need, Bolsover has a consented supply of 75 ha, although it is deemed
that only 60 ha of this is deliverable in the short/medium term. Some of these plots
are existing allocations from the Local Plan (17 years old) and further testing is
needed to determine whether or not these remain to be viable options. Additional
sites are being held in the pipeline however in order to make up the remaining 40ha
of deliverable space, if needed.

7.26

Linkages

between

Bolsover

and

Amber

Valley

will

naturally

focus

on

Alfreton/Somercotes and the A38 Corridor. Around a third of the broader Cotes Park
Employment Area (Clover Nook Industrial Estate) falls into Bolsover and, in turn, this
area sits within the broader M1/A38 employment location, which extends from
Alfreton in the west to Sutton-In-Ashfield in the east.

7.27

This is a key employment location for Derbyshire. Companies want land and
premises with A38 access, as close to Junction 28, M1 as possible, regardless of
which local authority area that falls in. In terms of logistics, Bolsover has an
advantage over Amber Valley in that it contains the motorway junction and the
adjacent Langham Business Park, South Normanton. This is a focus for B8
requirements in this area and Bolsover Council will be seeking to maximise further
growth here. At the time of writing, a 13 ha allocation remains available at Wincobank
Farm, South Normanton, east of the current employment area.

7.28

In terms of the movement of labour, the 2011 Census identified 4,190 daily commuter
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trips between Bolsover and Amber Valley, with 836 more people travelling into
Amber Valley than leaving it. This level of movement is not significantly greater than
that experienced between Amber Valley and most of its other neighbours in the
FEMA.

Derby
7.29

The Derby Core Strategy – Part One, was subject to Examination in Public (EiP) over
December 2015 to May 2016. The City Council feels that Strategy adoption is likely
by the end of 2016.

7.30

Within that Core Strategy, land need is identified as some 150 ha to 2026, reflecting
the findings of the Derby HMA Employment Land Review, 2008 and 2013 Update,
discussed in Section 2.0. To meet this need a forward land supply of 199 ha is
proposed, including three strategic sites:
•

Infinity Park – 120 ha (of which 30 ha falls within South Derbyshire, including
plans for a new link road). Initial plans are for a high tech focused business
park here, with links to Rolls Royce. An Innovation Centre has already been
built on the site

•

Chadderton Park – 28 ha. A key local business park close to Pride Park, which
includes a large existing business park

•

Derby Commercial Park – 65 ha. In the A52/A6 Eastern Corridor. Two
premises have been built to date, occupied by Ted Baker and Heineken.

7.31

Local sites include industrial land at Chadderton Sidings, north of the City Centre. In
the east is the Selanese Site, a large former chemicals site with contamination
issues. The City Council is in negotiations with the landowner about its future.

7.32

Derby City Centre will be a focus for office growth. The City Centre remains a
regionally significant office location, but the market for self-contained premises
remains relatively static since the end of the recession. Some 10,000 sqm of
consented B1(a) space remains stalled, with limited developer appetite for new build
development. A number of secondary properties have been lost to housing, although
it is hoped that most of the low grade buildings viable for this type of conversion have
now been lost and further change of use proposals will be limited.

7.33

Market demand is focused on start-up and micro business accommodation, from
companies within Derby. Relocations from Amber Valley, or elsewhere in the sub-
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region are limited. The seven City Council operated business and innovation centres
are thus performing well although the lack of new development, plus the losses,
mean that there is a lack of grow-on space for expanding businesses.

7.34

Generally, Derby is a regional centre for major employers including Bombardier,
Rolls Royce (which now has consent for a major reconfiguration of its engine plant
site), and Toyota in South Derbyshire. Amber Valley supports this sub-regional
manufacturing strength by accommodating Tier 2-3 suppliers for these companies.

7.35

Amber Valley is the largest source of in commuters to Derby, and the City Council
estimate that some 8 percent of Derby’s workforce commutes in from Amber Valley.
Belper and the southern villages are the main source of this inflow, with Heanor and
Alfreton in the north serving a more diverse range of commuter destinations.

7.36

In terms of tourism and leisure, Belper and the wider Derwent Valley Mills World
Heritage Site is a clear attraction for the sub-region. Derby is a major retail centre for
the East Midlands, but the City Council feel that competition between the towns of
Amber Valley is at least as significant for Amber Valley’s economy than competition
with Derby. Generally, Derby has not seen a major expansion of its retail offer since
completion of the Westfield Shopping Centre in 2007. In the north of the City, the
Meteor Centre, off the A38, will likely draw shoppers from Amber Valley. The Centre
was subject to a planning application for a major Tesco foodstore, but that is now
unlikely to progress.

Derbyshire Dales
7.37

Derbyshire Dales recently completed consultation on its Draft Local Plan, with further
consultation expected over August-September 2016. The Plan will be subject to an
Examination in Public in late 2016, and is expected to be adopted in spring 2017.

7.38

The Derbyshire Dales Housing and Economic Needs Assessment was completed in
autumn 2015. Based on an employment growth scenario demand forecasts identify a
need for up to 15 ha of employment land to meet needs in the District to 2033. This
includes both the Derbyshire Dales local authority area and the relevant areas of the
Peak District National Park. If a roll forward of past take-up is used, the need reduces
to 9 ha.

7.39

Development will be focused in the main market towns of Matlock, which links to
Amber Valley via the A6, Wirksworth and more distant Ashbourne. Most employment

A39(e)/Final Report/August 2016/BE Group

99

Employment Land Need Study
Amber Valley Borough Council

sites in these locations are of a local scale only but there remain opportunities at
Halldale Quarry, Matlock and Middleton Road, Wirksworth to bring forward high
quality employment as part of mixed-used developments. At Halldale Quarry an
outline application for 220 dwellings, a restaurant and café and 6,400 sqm of B1
floorspace is awaiting a decision.
7.40

The Ashbourne Airfield Industrial Estate, which sits to the south east of the town is
the largest industrial estate in Derbyshire Dales. A significant amount of previously
developed land remains to the east of the current Industrial Estate. This has the
potential for a mixed use redevelopment.

7.41

Amber Valley is a net exporter of labour to Derbyshire Dales, with overall flows of
3,233 in 2011.
Erewash

7.42

Erewash’s Core Strategy was published in 2014, and incorporates the Borough’s
main employment allocations. Accordingly, the Borough Council are not pursuing a
Part Two plan. The Core Strategy target is for 10 ha of further industrial and
warehouse employment land, plus 42,900 sqm of further office space, to 2028.

7.43

Allocations include the Stanton Regeneration Site, south of Ilkeston. This will deliver
20 ha of employment land, ideally utilising the rail spur for rail freight options and
2,000 homes. A major application by landowner Saint-Gobain was withdrawn last
year as it did not meet the required standards in relation to a range of issues. The
way forward remains unclear at this time. Growth elsewhere is constrained by the
Green Belt which covers three quarters of Erewash and tightly binds its settlements.

7.44

In terms of labour, Erewash sits between Derby and Nottingham with substantial out
commuting to those locations, equating to 12,900 residents, 28 percent of the total
labour force in 2011. Links to Amber Valley are more modest but still equate to 4,700
commuter movements in 2011. This is the second largest flow in the Amber Valley
FEMA after that with Derby. The main links will be between Ilkeston and nearby
Heanor and along the A38 and M1 Corridors.

North East Derbyshire
7.45

North East Derbyshire’s Local Plan is at an early stage of development with work
beginning on an evidence base in August 2015, and consultation on preferred
options expected to commence in February 2017. The subsequent draft plan will then
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go to publication consultation in October 2017 with a contingency for submission in
February 2018.

7.46

Current background research identifies need for 50 ha of employment land to 2033
which broadly matches current supply and with a further buffer available. The main
problem is with the quality of the land and some losses to alternative uses are
anticipated.

7.47

Large employment sites include 18 ha of land at Junction 29a – Coalite Works, Nr.
Bolsover. This could be suited for strategic logistics operations although it is likely
that only a portion of this site will be brought forward for B-Class employment.
Another 44 ha is identified at Clay Cross, on the A61 north of Alfreton. This
represents a significant stock of land which could compete with locations in the north
of Amber Valley. However, some 23 ha here has already been lost to alternative
uses and further losses are likely over the Plan period.

7.48

Holmewood Industrial Estate, which links to Amber Valley by the M1 has another 60
ha potentially available. Delivery here is expected to be a long term prospect
however.

7.49

Generally, North East Derbyshire links most strongly to Chesterfield, which it
surrounds, and to Sheffield and Rotherham to the north. Amber Valley, and
particularly Alfreton/Somercotes, is a key commuter destination for residents from the
south of North East Derbyshire. In 2011, 1,159 more people commuted into Amber
Valley from North East Derbyshire than travelled in the opposite direction.

Nottinghamshire

Ashfield
7.50

The current Draft Local Plan was sent out to consultation in March 2016. A revised
draft will be submitted to cabinet in September with an approved publication version
released in October. The plan is then to be submitted for Examination in Public in
early 2017.

7.51

In 2015, an Employment Land Forecasting Study was produced covering the Greater
Nottingham area (including Ashfield and Broxtowe). This document produced four
scenarios for determining future employment land allocations:
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1)

From Experian figures, expectation of around 9,500 jobs to be created within
the period 2011-2033

2)

These same figures were then adjusted given information from local LEP’s
and Strategic Economic Plans. Expectation of 10,500 jobs to be created
within the same period, as well as demand for around 60 ha of employment
land

3)

Analysis of labour supply produced a supposed need for 50-60 ha of
employment land

4)

Analysis of past take up rates produced a supposed need for 137 ha with an
expectation of 17,000 jobs to be created. Hugely different from all other
scenarios, however they have 100 ha of land allocated if needed to satisfy a
demand circa this level.

7.52

Ashfield includes the eastern portion of the key A38/Junction 28, M1 Corridor which
extends west to include Alfreton and Somercotes. A key growth area is Castlewood
Business Park which is located south of the A38 and surrounding the East Midlands
Designer Outlet. The site totals 40 ha, of which 25 ha has already been developed
for 75,000 sqm of B2/B8 options, including major logistics depots for Co-Operative
Food and UDG. Design and Build opportunities are now being offered on the
remainder, from 1,422 sqm, up to 21,670 sqm.

7.53

The entire site has unrestricted outline planning consent for B1, B2 and B8
development, however the Council has been made aware that some of this land will
be lost to HS2.

7.54

The main settlements of Ashfield, Sutton-in-Ashfield, Kirkby-in-Ashfield and Hucknall
link more directly to Mansfield or Nottingham than Amber Valley. However, there are
a range of smaller villages, west of the M1, including Jacksdale, Underwood and
Bagthorpe which will be supported by the main employment areas of Amber Valley.
No employment land allocations are proposed in these rural settlements.

7.55

Overall, Ashfield has strong commuting links with Amber Valley, equating to 4,200
commuter movements in 2011.

Broxtowe
7.56

An ‘Aligned’ Core Strategy (ACS) was published in 2014 covering Broxtowe, Gedling
and Nottingham. Part Two of the Local Plan for Site Allocations and Development
Management Policies Plans, for Broxtowe only, is currently under development and
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will sit alongside the ACS, replacing the remaining parts of the current Broxtowe
Local Plan (adopted 2004). A publication draft of this is expected to be produced by
the end of 2016.

7.57

The Greater Nottingham Joint Employment Land Forecast Study (2015) identified
office needs ranging from 26,482-59,886 sqm and industrial/warehouse requirements
of 5.3-43.2 ha to 2033. This range is significantly above the ACS targets of 44,000
sqm of offices and 19.5 ha of industrial/warehouse land over the same period
(extrapolated from initial targets to 2028). This particularly reflects greater need for
B8 land in the Borough and adjustments to the ACS will have to be made to reflect
this. There is no assumption that Broxtowe would need to look to Amber Valley to
support any of this extra need though.

7.58

Broxtowe is part of a common Nottingham ‘Core’ HMA with Gedling and Nottingham.
At the strategic level it will be contributing to a broader group of cross-boundary
Sustainable Urban Extensions (SUEs) at Top Wighay Farm (Gedling), Teal Close
(Gedling), Gedling Colliery/Chase Farm (Gedling), land in the vicinity of the proposed
HS2 station at Toton (Broxtowe) and at the Boots site (Broxtowe and Nottingham
City) which is part of a designated Enterprise Zone. These are discussed further
below.

7.59

Relationships with Amber Valley will be strongest in the north of the Borough, with
smaller settlements such as Brinsley, Eastwood and Newthorpe falling within the
catchments of Ripley, Heanor and Alfreton/Somercotes. Reasonable commuting
flows, totalling 3,147 movements, were noted between Broxtowe and Amber Valley in
2011.

7.60

There are also links between Heanor/Langley Mill and the adjacent settlement of
Eastwood. Some 23 ha of land off the A610, near Eastwood Hall has Outline consent
for 84,500 sqm of B1(c), B2, B8 premises. This would be well placed to serve
neighbouring areas of Amber Valley.

Nottingham
7.61

The Greater Nottingham Joint Employment Land Forecast Study identified office
needs ranging from 149,973-300,235 sqm and industrial/warehouse requirements of
19.2-64.9 ha to 2033. This is in line with the ACS office target 327,412 sqm, but
below the industrial/warehouse target of 19.2-64.9 ha. Again the difference is
primarily due to an enhanced demand for B8 space in the Nottingham Core HMA,
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which will need to be accommodated in the below SUEs.

7.62

As noted, it is assumed that growth will be focused in several SUEs around the
periphery of the City and extending into Broxtowe and Gedling. Schemes which will
deliver some employment uses include:
•

Boots (Nottingham) and Boots and Severn Trent Land (Broxtowe) (126ha
(80.9 ha in Nottingham City, 44.8 ha in Broxtowe) – Proposed for 1,150
homes and 51 ha of employment land

•

Land in the Vicinity of the Proposed HS2 Station at Toton (Broxtowe) (73 ha)
– Proposed for 500 homes and 4.6 ha of employment land

•

Teal Close (Gedling) (48 ha) – Proposed for 830 homes and 7 ha of
employment land

•

Gedling Colliery/Chase Farm (Gedling) (Size TBC) – Proposed for at least
600 homes and at least 2 ha of employment land

•

Top Wighay Farm (Gedling) (35.6 ha) – Proposed for 1,000 homes and 8.5
ha of employment land.

7.63

The scale of provision here may have some impact on Amber Valley, particularly in
terms of B8 demand, although the focus will be on the Nottingham Core HMA.

7.64

Nottingham City Centre is a regional retail centre and, along with Leicester City
Centre, one of the two prime office locations in the East Midlands. Significant change
is planned to the City Centre over the Plan period, with improvements and
development at the Broadmarsh Centre and the Victoria Centre. Redevelopment at
the Broadmarsh Centre will be complimented by a new Midland Rail Station/NET
interchange. Expansion at the Victoria Centre will provide for a further 30,000 sqm of
comparison retail.

7.65

This will be complimented by development in three Regeneration Zones around the
periphery of the City Centre:
•

Eastside Regeneration Zone will be a focus for major residential and
employment led mixed use regeneration and redevelopment across a number
of key sites, supported by a complimentary hotel, conference centre and retail
development, sports and leisure, education, and new public open space.

•

Southside Regeneration Zone will be developed as a mixed use business
district, with a predominance of offices, supported by residential development,
new hotels and complimentary retail and leisure activity across a number of
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key sites
•

Waterside Regeneration Zone will be the location of new mixed use
neighbourhoods at Trent Basin and Meadow Lane, with appropriate local
supporting facilities, and strong links to surrounding communities and the
riverside. A new business quarter in the vicinity of the Eastcroft Depot will be
explored, linked to an upgraded canalside public realm.

7.66

Nottingham City is a sizable draw for labour from Amber Valley, although not to the
extent of Derby. 2,163 commuted into the City from Amber Valley in 2011, against a
modest out commuting rate of 833.

Summary
7.67

Based on a mix of market evidence and commuting data, the functional economic
market area for Amber Valley includes its immediate neighbours of Derby, Erewash,
Derbyshire Dales, Bolsover, North East Derbyshire, Ashfield and Broxtowe. Amber
Valley also has good links with the nearby urban centre of Nottingham. The other
areas of Derbyshire and Nottinghamshire have more limited relationships with Amber
Valley. This includes South Derbyshire, despite its housing market relationship with
Amber Valley.

7.68

Within the FEMA, the A38/Junction 28, M1 Corridor is clearly identified as a core
market area for the sub-region. Extending from Alfreton in the west to Sutton-InAshfield in the east, this area is shared between Amber Valley, Bolsover and
Ashfield. Strong demand was identified in this area, with Cotes Park in particular
seen as a focus for higher tier manufacturing companies which are in the supply
chains of Tier One manufacturers in Derbyshire and Nottinghamshire, such as
Bombardier, Rolls Royce and Toyota.

7.69

There are also links between Heanor/Langley Mill and the adjacent settlement of
Eastwood. Some 23 ha of land off the A610, near Eastwood Hall has consent for
industrial and warehouse uses.

7.70

Generally, companies will seek the best and most prominent premises across this
area regardless of local authority boundaries. Competition for B8 occupiers is likely to
be particularly strong as all three authorities have property offers which could
accommodate this use along the A38. This includes Langham Business Park, South
Normanton in Bolsover and Castlewood Business Park in Ashfield.
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7.71

Clearly Amber Valley’s relationship with Derby remains key and Amber Valley
Borough is the largest source of in commuters into the City. In addition to the major
industrial employers, labour will be drawn to the City Centre although the City’s office
market which is felt to have remained largely static since the recession. Market
demand is focused on start-up and micro business accommodation.

7.72

Prospects for competing schemes in Derbyshire Dales and Erewash appear modest,
particularly as progress on the Stanton Regeneration Site, south of Ilkeston appears
to have stalled. In North East Derbyshire, there is a substantial stock of development
land in locations accessible to Amber Valley, although it remains unclear what
proportion of this will ultimately be delivered for B-Class uses.

7.73

Nottingham is one of the key employment centres for the East Midlands. Significant
further growth is proposed here, both in the City and on cross boundary sites shared
with Broxtowe and Gedling. Clearly the scale of provision here will have some impact
on Amber Valley, although ultimately the focus is on meeting needs within the
Nottingham Core HMA.

7.74

In terms of labour, Amber Valley is a net exporter to Derby, Nottingham and
Derbyshire Dales, while the Borough draws reasonable proportions of its labour from
North East Derbyshire and Bolsover in Derbyshire and Ashfield in Nottinghamshire.
In and out flows to Erewash are somewhat more balanced.
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8.0

OBJECTIVELY ASSESSED NEEDS
Introduction

8.1

Planning Practice Guidance states that the assessment of future land need should be
determined by looking at both past trends and future forecasting methods, and
highlights

that

these

should

include

historic

land

take-up

and

future

employment/population change. The methodology employed in this study uses two
models and associated sensitivity testing. None provide a definitive answer, but they
provide influences to be understood. Trends and forecasts must also reflect market
signals and therefore they are considered in the context of the market overview
undertaken as part of this study.

8.2

The models are:
•

Historic land take-up forecast
This reviews the actual take-up of employment land in the Borough over a
period of time. The method is not wholly reliable as there will be peaks and
troughs and also different time periods taken can also result in different
outcomes. For example, a period of sustained growth may show a high
average take-up whereas looking over a recessionary period could well reflect
low or even nil take-up.

•

Employment based forecast
This relies on the econometric forecasts which use a model that projects the
likely jobs growth in different industry sectors. The jobs from figures are then
translated to land using a formula based on a jobs to floorspace density,
which in turn can be translated into the projected land need. This scenario
uses as its base Oxford Economics (2016) econometric forecasts. This is a
‘policy-off’ scenario in that it does not account for any strategic policy
initiatives which seek to boost jobs growth.

As was noted in Section 5.0, while the D2N2 LEP does set a ‘policy on’ jobs
target of 55,000 extra jobs to 2023, this is a LEP area wide target spread
across all of Derbyshire and Nottinghamshire. There is no available
apportionment of additional jobs, by local authority area, that could easily be
applied to the calculations below.

The projected population growth from the Oxford forecast is also considered.
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These forecasts have a number of limitations. They are based on national
and regional trends with some local adjustments for some industry sectors,
which means, at a local level economic activity is not always accurately
represented. Also, merely translating jobs to land need will not always reflect
local property trends. Therefore, sensitivity testing against actual land take-up
is undertaken to assess how the two trends in Amber Valley are related.

The econometric forecasts are useful in that they analyse each industry
sector and, in conjunction with other market data, the forecasts can identify
where sectors may be growing, or shrinking which in turn can inform land and
property needs.

8.3

In some forecast methodologies a third, Resident Workforce forecast model, is used.
This uses the same method of forecasting as the employment based method but
takes forecast changes in the working population i.e. labour supply, rather than jobs –
labour demand.

8.4

However, in completing previous Employment Land Studies BE Group have found
that labour supply figures do not accurately predict future land need. Amongst other
flaws there is no allowance for the impact of in-commuting or company aspirations for
growth. The relevance of the figures is more related to evaluating the relationship
between economic and housing needs. Therefore, the method is not utilised in this
study.

8.5

The method which is adopted in this Study brings together all the forecasts, and
compares them with historic trends through the sensitivity testing. To do this, actual
land take-up and building completions over a period from 1992 to 2016 are compared
with the land need that would have been generated from jobs change during the
same period. The resultant land figures show that actual take-up is many times the
assumed need compared with the jobs calculation for that period. Thus it is
considered that the most reliable method of forecasting needs is to assume a historic
take-up basis.

8.6

The methods, and calculations, are considered in turn.
Model 1: Historic Land Take-up

A39(e)/Final Report/August 2016/BE Group

108

Employment Land Need Study
Amber Valley Borough Council

8.7

Employment land take-up was recorded by Derbyshire County Council for the years
1992-2008. Take up figures to 2006 are unchanged from those analysed in Amber
Valley’s previous Employment Land Review in 2008. Take Up from 2008/09 onwards
is sourced from Borough Council Annual Monitoring. This data has been recalculated
by the Council for the study and thus the figures for individual years will not
necessary accord with those shown in the Derby HMA Employment Land Review:
Forecast Update, 2013. Generally, the year on year differences are negligible
however, with the exception of 2009/10 and 2010/11 when the above average take
up at Denby Hall was not accounted for in the 2013 research.

8.8

In 2007, the monitoring period changes from calendar year to financial year and this
has been accounted for to ensure no months are excluded from monitoring.

8.9

Table 41 shows the schedule of completions between 1992 and 2016 based on this
data. In total, over that period 64.75 ha of land has been developed and that equates
to an average of 2.70 ha per year.

Table 41 – Employment Land Take-Up 1992-2016
Completion
Period

Total (ha)

1992

1.03

1993

5.74

1994

1.60

1995

7.83

1996

1.21

1997

1.97

1998

0.57

1999

24.03

2000

2.77

2001

0.22

2002

1.19

2003

0.90

2004

1.32

2005

0.00

2006

0.46

Comments

The high figure in this year reflects a large expansion of the
Thorntons site, Thorntons Park, at Alfreton. The 2008 HMA
Employment Land Review also notes that this year saw high
completion rates in Derby City – 15.78 ha, against an
average of 5.78 ha.
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Completion
Period

Total (ha)

2007-2008*

0.22

2008-2009

0.00

2009-2010

5.40

2010-2011

5.56

2011-2012

0.00

2012-2013

0.68

2013-2014

1.54

2014-2015

0.00

2015-2016

0.51

Total

64.75

Average
Annual
Take-up,
ha/year –
24 years

2.70

Comments
Accounts for the first three months of 2007 to allow for the
change from calendar year monitoring by Derbyshire County
Council, to financial year monitoring by the Borough Council.

Above average take-up in these years reflects multiple
larger B2/B8 completions at Denby Hall, Denby.

Source: Derbyshire CC/AVBC/BE Group, 2016
Years 1992-2006 sourced from Derbyshire County Council and reported in both the 2008 Derby
Housing Market Area (HMA): Employment Land Review and the 2013 Derby Housing HMA Employment
Land Review: Forecast Update. 2007-2008 also sourced from Derbyshire County Council.
Years 2008/09-2015/16 sourced from AVBC Annual Monitoring.

8.10

The figures broadly reflect national trends, but there is a clear anomaly in 1999 when
24.03 ha was taken up, over a third of all recorded take up over the 24-year period
and almost nine times the annual average figure. The bulk of this 24 ha is accounted
for by a major expansion of Thorntons Park, Alfreton which was completed in that
year.

8.11

Excluding 1999 reduces the total recorded take-up to 40.72 ha, with an average take
up rate over 23 years of 1.77 ha/year. However, while the expansion of Thorntons
Park was clearly the largest single B-Class development to occur in Amber Valley
since 1992, the Borough is home to a range of major employers who will occasionally
undertake large expansion or relocation projects. Stakeholder consultation has also
established Amber Valley as a modestly successful destination for inward
investment, primarily in manufacturing sectors. Other years of above average
completion rates include 1993, 1995 and most recently over 2009-2011 when much
of Site 2: Denby Hall, Denby was taken up by large B2/B8 occupiers. For these
reasons, 1999 is still felt to reflect broader development patterns in the Borough and
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is not excluded from average take up figures which are projected forward in
subsequent calculations of need.

8.12

This is also consistent with the 2008 HMA Employment Land Review when take-up
for the period 1992-2006 was used, including the 1999 figure. The 2013 Employment
Land Need Study also incorporated 1999. Inclusion of this high completion year
within a shorter period of take up measurement (15 years as opposed to 24 years in
this Study) explains why a slightly higher average annual take-up rate was recorded
in 2008 – 3.38 ha against 2.70 ha today. Interestingly, the Derby HMA Employment
Land Review: Forecast Update, 2013 recorded an identical average annual take up
figure to this study (i.e. 2.70 ha/year) when it reviewed take-up over the 20-year
period, 1992-2012, then available.

8.13

Applying the 24-year average annual take-up rate of 2.70 ha/year to the Plan period
2018-2028 (10 years) then, Amber Valley requires 27.00 ha of land to 2028, i.e.

2.70 ha/year x 10 (years) = 27.00 ha

8.14

2018-2028 reflects the agreed Local Plan period. However, NPPF, Para 157,
recommends a 15-year period of assessment in Local Plan forward forecasts.
Extending the period to 2033 (15 years) increases the need to 40.50 ha, i.e.

2.70 ha/year x 15 (years) = 40.50 ha

8.15

The Borough should also have a buffer to reflect a choice of sites by size, quality and
location and to provide a continuum of supply beyond the end of the forecast period.
This also makes some allowance for the loss of further employment land to non BClass uses. As was seen in Section 6.0, Amber Valley has lost large sites to
alternative uses recently, with the prospect of further losses in the short term. There
is no set guidance on how long this buffer should be, however, in the 42 employment
land studies completed by BE Group over the last decade, a buffer of five years has
usually been applied. This has been identified as an acceptable margin in Local Plan
Examination’s in Public, in which BE Group’s employment needs assessments have
been appraised. Based on the historic take-up trend this would generate a further
land need of 13.50 ha, i.e.
2.70 ha/year x 5 (years) = 13.50 ha
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8.16

If applied to the 2028 figure, 27 ha plus another five years need equals 40.50 ha, i.e.
the 15-year projection to 2033. If the buffer is added to the 2033 need figure, this
increases the requirement to 54.00 ha, i.e.

40.50 ha + 13.50 ha = 54.00 ha

8.17

Overall need of additional land can then be assessed through a comparison of
current supply set against these figures.

Need Against Supply
8.18

At 31st March 2016 there was a realistically available land supply of 68.84 ha in the
Borough (Section 6.0). However, as the forecasting period does not commence until
2018, some allowance needs to be made for any development which takes place
over the next two years. Accordingly, two years of average take up, at 2.70 ha/year,
is deducted from the supply, reducing it to 63.44 ha. Even allowing for this further
deduction, Amber Valley has sufficient land available to meet general needs to 2028,
2028 plus a buffer and 2033, including a buffer. To summarise:
•

2018-2028: 27.00 ha (need) – 63.44 ha (adjusted 2018 supply) = 36.44 ha
remaining

•

2018-2028, plus a buffer: 40.50 ha (need) – 63.44 ha (adjusted 2018 supply) =
22.94 ha remaining

•

2018-2033, plus a buffer: 54.00 ha (need) – 63.44 ha (adjusted 2018 supply) =
9.44 ha remaining

8.19

If a specific allowance is made for the loss of Site 6: Taylor Lane, Loscoe, Heanor
(9.83 ha) and the revised supply is again projected forward to 2018, then Amber
Valley continues to retain a land surplus to 2028, even with a buffer added. To 2033
that surplus, inclusive of a buffer, is used up however:
•

2018-2028: 27.00 ha (need) – 53.61 ha (adjusted 2018 supply, less Site 6) =
26.61 ha remaining

•

2018-2028, plus a buffer: 40.50 ha (need) – 53.61 ha (adjusted 2018 supply, less
Site 6) = 13.11 ha remaining

•

2018-2033, plus a buffer: 54.00 ha (need) – 53.61 ha (adjusted 2018 supply, less
Site 6) = (0.39 ha) deficit.
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Split by Use Class
8.20

Whilst overall need is important, further analysis can evaluate what the potential
needs will be in the different use classes. Table 42 splits the 2007-2016 take up,
years for which sufficient data is available, by the main employment use classes (B1
(a, b, c), B2, B8). Over the 9-year period, 9.3 percent of take up was for B1(a) offices,
which generally comprised facilities ancillary to industrial or warehouse operations;
3.2 percent was for B1(c) light industry, around a third was for B2 general industry
and 54.3 percent was for B8 storage or distribution.

Table 42 – Employment Land Take-Up 2007-2016, by Use Class
Completion
Period

Use Class
B1(a)

B1(b)

B1(c)

B2

B8

Total (ha)

Mixed

2007-2008

-

-

0.13

-

0.09

-

0.22

2008-2009

-

-

-

-

-

-

0.00

2009-2010

1.24

-

-

1.94

2.22

-

5.40

2010-2011

-

-

0.31

-

5.25

-

5.56

2011-2012

-

-

-

-

-

-

0.00

2012-2013

-

-

-

0.68

-

-

0.68

2013-2014

-

-

-

1.54

-

-

1.54

2014-2015

-

-

-

-

-

-

0.00

2015-2016

0.05

-

-

0.46

-

-

0.51

Total (percent)

1.29
(9.3)

-

0.44
(3.2)

4.62
(33.2)

7.56
(54.3)

-

13.91
(100.0)

Source: DCC/AVBC/BE Group, 2016

8.21

Therefore, projecting the historic split of land need forward for the period over 20182028 and 2018-2033, Table 43 shows the anticipated need for the different use
classes to 2028. Table 44 shows the need to 2033. This is then compared to the
current realistic employment land supply, as of 31st March 2016 (see Section 6.0),
with a proportionate reduction across all use classes to allow for two years’ further
take-up and provide a supply figure to 2018.

8.22

The tables show that the 2018 land supply is sufficient to meet needs across all land
uses, although only just in the case of B2/B8 need to 2033, with a buffer. If Site 6:
Taylor Lane, Loscoe, Heanor (9.83 ha) was also excluded from supply, there would
be a shortfall of B2/B8 land to 2033, as Site 6 is best suited to meeting industrial and
warehouse needs.
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Table 43 – Full Need, Split by Use Class – 2018-2028, with a Buffer
Use Class (Percentage Split, percent)
Period

B1(b)

B1(c)

9.3

-

3.2

33.2

54.3

-

100.0

Take Up Trend –
2018-2028

3.76

-

1.30

13.45

21.99

-

40.50

2018 Realistic
Supply, by Use
Class*

8.61

-

7.27

47.56

-

63.44

Surplus
(Shortfall), ha

4.85

-

5.97

12.12

-

22.94

Percentage

B2

B8

Mixed

Total (ha)

B1(a)

Source: AVBC/BE Group, 2016
*2016 Realistic Supply with a reduction of 5.4 ha, spread proportionally across all the Use Classes to
estimate the likely supply position in 2018.

Table 44 – Full Need, Split by Use Class – 2018-2033, with a Buffer
Use Class (Percentage Split, percent)
Period

B1(c)

B2

B8

9.3

-

3.2

33.2

54.3

-

100.0

Take Up Trend –
2018-2033

5.02

-

17.93

29.33

-

54.00

2018 Realistic
Supply, by Use
Class*

8.61

47.56

-

63.44

Surplus
(Shortfall), ha

3.59

0.30

-

9.44

1.72

-

7.27

5.55

Mixed

Total (ha)

B1(b)

Percentage

B1(a)

Source: AVBC/BE Group, 2016
*2016 Realistic Supply with a reduction of 5.4 ha, spread proportionally across all the Use Classes to
estimate the likely supply position in 2018.

Model 2: Employment Based Forecast
8.23

This scenario uses as its base the Oxford Economics forecast referred to above. The
forecast projects employment change from 2018 through to 2028 and 2033. The
forecasts also include historic annual employment figures for the Borough.
Therefore, the forecast can be used to calculate the future need, and review past
jobs change. The past jobs data can be used to calculate the assumed land need
over a historic period (1992-2016 in the case of this study) for comparison with the
historic take-up over the same period.

8.24

This first section deals with calculation of future needs.
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Jobs
8.25

The forecast breaks down employment to the level of 19 industry sectors (Table 46).
These provide total employment change during the projected time periods, and also
allow those jobs relevant to employment land to be identified. It should be noted that
for this model the forecasts reflect ‘policy off’, a non-intervention scenario, in that no
account is taken of any planned or emerging investment programmes or strategies in
Amber Valley, across Derbyshire or the LEP area.

8.26

The baseline forecast is for fairly modest jobs growth over 2018-2028, equating to
less than 100 jobs gained each year (Table 45). This however, follows strong growth
prior to 2018 as Amber Valley recovers from recession. Over 2013-2017, the
Borough is projected to gain 3,200 jobs.
Table 45 – Jobs Growth Projections
2018-2028

2018-2033

600

400

Source: Oxford Economics, 2016

8.27

The projections suggest that 2027/28 will be a peak for overall employment in Amber
Valley, with 58,000 employed, against 57,400 in 2018. After 2028, a modest drop in
employment is forecast to 57,800 in 2033. To try and understand the differences in
the projected growth, the sectoral split is analysed for the two forecast periods (Table
46).

Table 46 – Employment Change by Employee Numbers 2018-2028/33*
Sector

2018-2028

2018-2033

Agriculture, forestry and fishing

-

-

Mining and quarrying

-

-

(1,200)

(1,900)

Electricity, gas, steam and air conditioning supply

-

-

Water supply; sewerage, waste management and
remediation activities

-

(100)

Construction

400

600

Wholesale and retail trade; repair of motor vehicles and
motorcycles

100

100

Transportation and storage

100

100

Accommodation and food service activities

300

400

Information and communication

100

200

Manufacturing
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Sector

2018-2028

2018-2033

Financial and insurance activities

-

-

Real estate activities

-

-

300

400

-

-

(100)

(200)

Education

100

200

Human health and social work activities

300

500

Arts, entertainment and recreation

100

200

Other service activities

100

100

Professional, scientific and technical activities
Administrative and support service activities
Public administration and defence; compulsory social
security

Source: Oxford Economics, 2016
*Figures in brackets are negative, i.e. jobs/property/land losses.

8.28

The strongest growth sectors are construction, followed by accommodation and food
services and the office based professional, scientific and technical activities. This
growth reflects national trends and also what is predicted to happen in the region. In
the case of professional, scientific and technical activities, this may reflect some
ancillary uses associated with growth in construction, transport and storage and other
relevant sectors, as well as a degree of spin off from businesses in Derby to the
wider HMA area.

8.29

The forecast is for sizable job losses in manufacturing, up to 1,900 in 2033, with
steady decline throughout the forecast periods. Modest growth is predicted for
sectors which may generate B8 requirements, namely retail/wholesale and transport
and storage sector. It is important to emphasise that both of these forecasts conflict
with the other findings of this study, which suggest manufacturing and warehousing
to be growth sectors, at least in the A38 Corridor area.

8.30

Public sector jobs growth of 300 jobs to 2028 and 500 to 2033 is forecast. This is
based on a decline in public administration, but growth in health and to a lesser
degree in education. The growth in health, and possibly growth in education, may
reflect the fact that the statistics are drawn down from regional figures and
apportioned. As a result, growth that may occur in cities such as Derby, which have
large education and health bases, are also reflected in neighbouring centres, and
consequently present an overly optimistic picture.
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Gross Value Added (GVA)
8.31

Growth across the sectors is not measured by jobs growth alone. Change in Gross
Value Added measures the contribution to the economy of each sector and can show
how jobs growth compares with economic growth (see Figures 5 and 6). As noted,
Oxford shows steady jobs growth over 2018-2028, followed by a decline in the
following five years. However, that decline is not reflected in the GVA figures, where
steady growth is forecast. This highlights that a reduction in jobs does not always
point to a decline in the industry base.

Figure 5: Forecast Jobs Growth to 2033

Source: Oxford Economics, 2016
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Figure 6: Forecast GVA Growth to 2033

Source: Oxford Economics, 2016

8.32

The GVA growth should also be considered in terms of percentage growth over the
Plan period (see Table 47). A comparison is also made with East Midlands forecasts
for growth to 2033 and shows that percentage growth in Amber Valley is forecast to
be below regional levels.

Table 47 – Forecast GVA Growth to 2033, by Percentage
2018-2028

2018-2033

Percent
Increase

Annual
Increase

Percent
Increase

Annual
Increase

Amber Valley

19.38

1.94

28.35

1.89

East Midlands

23.60

2.36

34.83

2.32

Source: Oxford Economics, 2016

Assessing Objectively Assessed Needs
8.33

Thus the Gross Value Added trends and jobs change appear reasonably consistent.
In terms of future employment land requirements, only certain sectors will translate
jobs into a requirement for employment land. The model assesses what percentage
of jobs in each sector translates to floorspace. For example, in transport and storage
a percentage of jobs will be warehouse based, whilst the remainder will be drivers not
operating on site. Thus this model is likely to be affected by a number of key factors:

A39(e)/Final Report/August 2016/BE Group

118

Employment Land Need Study
Amber Valley Borough Council

•

The future mix of activities in respect of office, manufacturing and
warehousing employment within different sectors. It is not possible to predict
the impact of evolving technical change over the period to 2033, and we have
therefore assumed that this mix will not change over the period.

•

The percentage of employees in each sector that will translate to floorspace.
The proportion of people in each industry sector that occupy B1, B2 or B8
space conforms to those ratios used in other studies and accepted in
comparable locations and are sourced from the South East Regional Planning
Conference’s ‘The Use of Business Space’.

•

The average space each employee occupies – the employment density. We
have assumed no variation in the density rates through to 2028 and 2033,
and have used those densities identified in the HCA 2015 published
Employment Densities Guide 3rd Edition. Both these density rates are
averages, and are now somewhat historic. With changing work practices, the
densities will vary, but in the absence of more locally sourced data this
industry accepted data is used.

•

The average development floorspace per ha for office, manufacturing and
warehousing activities. We have applied the uniform amount of 3,900 sqm per
ha.

8.34

These assumptions are summarised in Table 48.

Table 48 – Model Assumptions
Employees
Industry
Sector

Agriculture

Percentage of
staff Occupying
B1, B2, B8
Floorspace
(percent)

Floorspace
occupied per
person (sqm)

Other Comments

5

12

Managerial, admin, thus B1
office space

100

47

The density reflects largely B1
light industrial space. The model
ratios do allow for higher levels
for B2 uses.

Utilities

26

12

Managerial, admin, thus B1
office space

Construction

26

12

Managerial, admin, thus B1
office space

Distribution

48

70

Warehouses, offices – possibly
large scale/high bay facilities

Manufacturing
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Employees
Industry
Sector

Percentage of
staff Occupying
B1, B2, B8
Floorspace
(percent)

Transport
Financial &
Business
Government &
Other Services

Floorspace
occupied per
person (sqm)

48

70

100

100

22

12

Other Comments

Warehouses, offices – possibly
large scale/high bay facilities
B1 offices
Local Government, Public
Administration B1 offices

Source: SERPLAN and HC Source: SERPLAN and HCA, 2015

8.35

Using the adjustments shown in Table 48, the net job figure for each sector is
calculated to reflect the proportion of jobs occupying ‘B’ floorspace. That figure is
then multiplied by the floorspace per person to give total floorspace for each sector.
The detailed calculations for this can be found in Appendix 8.

8.36

Once a total floorspace is calculated, the figures are then translated to a land
requirement using the ratio of 3,900 sqm per hectare. This applies to all use classes.
Table 48 show these calculations. Sectors showing jobs growth resulting a positive
land requirement are shown separately from jobs reductions. When the land need
from both jobs growth and jobs reduction are brought together the net land
requirement based on these changes can be calculated.

8.37

When the land need from both jobs growth and jobs reduction are brought together
the net land requirement based on these changes can be calculated (Table 49).

Table 49 – Employment Based Forecast 2018-2028/33*
Growth Sectors

2018-2028

2018-2033

Total Floorspace sqm

9,936

13,224

Divided by Development Floorspace per ha

3,900

3,900

2.55

3.39

Equivalent Employment Land Needed ha
Sectors in Decline
Total Floorspace sqm

2018-2028

2018-2033

56,664

90,140

Divided by Development Floorspace per ha

3,900

3,900

Equivalent Employment Land Reduction ha

(14.53)

(23.11)

Net Land Need

(11.98)

(19.72)
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Source: BE Group, 2016
*Figures in brackets are negative, i.e. jobs/property/land losses.

8.38

Clearly these figures fall significantly below the forecast based on historic take-up. If
the net figures are used, which reflect the large projected losses in manufacturing
employment, Amber Valley could lose its entire current land supply, plus a further 1220 ha employment land from elsewhere.

8.39

In reality, the employment change does not translate to land provision in this way.
There are a number of factors that will influence the land requirement and it is
necessary to understand the market signals to predict a more accurate employment
land requirement. These factors include:
•

To what extent the growth in office employment takes place in town centre
locations, at higher densities, rather than in low-density business parks. It is
more likely to be the latter in view of the Borough’s characteristics, which do
not include extensive supplies of town centre office schemes. Where growth
is predicted in town or city centres different densities would be applied, closer
to 100 percent site coverage

•

Will the decline in jobs actually lead to the release of land? Past experience
suggests that even where businesses are contracting, they will continue to
hold onto sites in anticipation of future improvement and change. Also, where
jobs are being lost to automation, those new automated processes will still
require land on which to operate and can lead to higher productivity and
growth

•

Land take-up/property needs can be for different reasons such as
modernisation or geographic relocation, land banking for future needs

•

Expansion may also be within existing premises or on expansion land not
accounted for in land allocations.

8.40

Therefore, to test how closely jobs change translates to land take-up, historic trends
have been compared. Using the same methodology, the land need based on
employment change has been calculated for two historic periods:
•

The long term period from 1992-2016 and compared to the actual land takeup during that period (Table 50)

•

2000-2007 which was a period of sustained economic growth nationally
(Table 51).
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Table 50 – Employment Land Take-Up/Employment Change Comparison
1992-2016*
Employment Change

Total Jobs

Land (Ha)

Growth

11,600

19.95

Decline

(10,000)

109.57

1,600

(89.62)

-

64.75

Net growth
Historic land take-up

Source: Oxford Economics, AVBC, BE Group, 2016
*Figures in brackets are negative, i.e. jobs/property/land losses.

Table 51 – Employment Land Take-Up/Employment Change Comparison
2000-2007 *
Employment Change

Total Jobs

Land (Ha)

Growth

5,600

4.72

Decline

(8,200)

56.33

Net growth

(2,600)

(51.58)

-

7.08

Historic land take-up
Source: Oxford Economics, AVBC, BE Group, 2016

*Figures in brackets are negative, i.e. jobs/property/land losses.

8.41

The 1992-2006 forecast does show a modest net jobs growth of 1,600. However, as
that growth was primarily in sectors such as wholesale/retail or accommodation and
food, which require little B-Class land, the overall land need was still strongly
negative. Overall, the forecasts indicated that Amber Valley would have a reduction
in land need, when what actually happened was that employment land continued to
be taken up.

8.42

Thus the trend shows that net jobs growth is not an accurate method of calculating
land. Even when land is calculated on the sectors that generate a positive jobs
figure over the two periods, there is still a shortfall between the anticipated
take-up from a jobs calculation and the actual market take up. This calculation
reinforces the view that historic take-up is the most appropriate method.

Labour Supply and Population Change
8.43

Finally, this section considers the likely impact on Amber Valley’s population of the
baseline forecast scenarios defined by Oxford Economics. The central forecasts for
the change in employment between 2018 and 2033 are set out again in Table 52.
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Table 52 – Predicted Employment Growth, Oxford Forecast

Total Employment

2018

2028

Growth

2018

2033

Growth

57,400

58,000

600

57,400

57,800

400

Source: Oxford Economics, 2016

8.44

Growth in employment does not occur in isolation and has the potential to impact on
household growth, commuting patterns and unemployment levels. The employment
growth forecasts assume a ready availability of labour in the area to fill the positions.
That is, the employment forecasts do not assume that growth is constrained by
businesses unable to fill new positions. This underlying assumption is important in
considering the growth forecasts for Amber Valley, in particular comparing the
population forecasts to the employment forecasts.

8.45

Based on current commuting patterns where 51.9 percent of the Amber Valley labour
force lives in the Borough, there will be a requirement for up to 311 additional working
age residents in Amber Valley by 2033.

8.46

If this level of growth appears modest, it is worth noting that the ONS 2014 based
population projections forecast that the working age population will actually decline
by 1,000 people over 2018-2028 and by another 2,000 people over 2028-2033.
Future population growth is being driven by the 65+ year cohort, which is anticipated
to grow by 7,000 people between 2018 and 2028 and by another 4,000 people to
2033 (ONS).

8.47

Therefore, in order to realise the projected jobs growth, there would need to be
consideration of the availability of the workforce to meet this growth. The workforce to
supply this jobs growth could be derived from a mixture of the following:
•

65+ cohort continuing to work: There is already an increasing proportion of
this age cohort remaining in the workforce (either full-time or part-time) as
overall health of the population improves, life expectancies increase and more
flexible working arrangements are available. The state pension age will
increase to 66 years by 2020 for men and women and 67 by 2028, which will
further increase the numbers and proportions of the 65+ year group remaining
in the workforce. Under current projections at least, this will be the focus of
future population growth in Amber Valley and will play an increasingly important
role in the supply of local labour.

A39(e)/Final Report/August 2016/BE Group

123

Employment Land Need Study
Amber Valley Borough Council

•

Unemployed

in

Amber

Valley

having

increased

employment

opportunities: The local unemployed and underemployed would have the
opportunity to apply for the increasing amount of local jobs in the Borough. It is
noted that unemployment is already low in Amber Valley, implying that there is
not a substantial supply of readily available labour for new or growing
businesses to attract.
•

Change of commuting patterns: Some neighbouring areas (e.g. Derby) have
higher rates of unemployment. Therefore, the employment growth in Amber
Valley may alter the relative commuting patterns between neighbouring
authority areas, as growth in jobs in the Borough is supplied by outside
workers.

•

Increased population growth: The increase in jobs available in Amber Valley
may attract people from outside the local authority area to relocate to the
Borough for employment. People tend to change jobs more than they change
houses, however a change of job to Amber Valley may result in the worker
relocating to the Borough, either immediately or at some point afterwards to
reduce their commuting distance. Therefore, the actual population growth may
be above that forecast. This has implications for the housing need for Amber
Valley.

8.48

If a combination of the above does not occur then the employment growth for Amber
Valley will not be achieved and the objectively assessed need for employment land
would be lower. Not achieving the employment growth in practical terms means that
businesses do not expand as rapidly as anticipated, or do not establish in Amber
Valley, choosing neighbouring areas instead. A tightness in the supply of labour
would also result in upward pressure on labour costs, which would impact on
businesses’ operating costs.

Summary
8.49

The two alternative forecast options have been produced and considered for the
periods of 2018-2028 and 2018-2033. The calculations for each are summarised in
Table 53 and show varied outcomes.
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Table 53 – Land Forecast Models – Summary
Model

Realistic
Land
Stock
adjusted
to 2018,
ha

Land
Need
2018-2028,
ha

Buffer
(five years
further
growth at
relevant
rate)

Surplus
(Shortfall),
ha

Land
Need
20182033, ha

Buffer
(five years
further
growth at
relevant
rate)

Surplus
(Shortfall),
ha

Historic Land
Take-Up
Rate/
Adjusted
stock
(Realistic
Supply)

63.44

27.00

13.50

22.94

40.50

13.50

9.44

Employment
based on
adjusted
stock

63.44

+2.55
Growth
-11.98
Change

+1.28
N/A

1) 59.61
2) 75.42

+3.39
Growth
-19.72
Change

+1.13
N/A

1) 58.92
2) 83.16

Assumptions

Based on 2.70
ha/year

Based on
1) projected
growth sectors
2) projected
employment
change across
sectors

Source: BE Group, 2016

8.50

The forecast methods all show a land surplus against the realistic land supply,
adjusted to the start of the forecast period in 2018. This is the case even if a 15-year
forecast, with a five-year further land buffer, is assumed. Should the Local Planning
Authority judge it appropriate, the overall surplus is sufficient to absorb the loss of
Site 6: Taylor Lane, Loscoe, Heanor (9.83 ha) to 2028. Projected forward to 2033
however, this additional loss uses up all further spare land capacity in Amber Valley.

8.51

The surplus is most significant when measured against employment based forecasts
of need. However, from the market assessment and also reviewing the historic trends
in employment change and land take up, an approach based on jobs only suggests
that employment land need is significantly underestimated. When a comparison of
past employment change over the period 1992-2016 is made the forecast was that
Amber Valley should have lost almost 90 ha of employment land, when a net gain of
64.75 ha was recorded. Even in the period of sustained growth (2000-2007) the
actual take up is more than the figure derived from a jobs based analysis.

8.52

In conclusion, it is considered that the most appropriate forecast to ensure choice for
economic growth is historic take-up rate, suggesting a surplus of:

8.53

•

22.94 ha to 2028 (36.44 ha excluding a buffer)

•

9.44 ha to 2033.

That surplus can also be seen if the need and 2018 supply are split by the main
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employment use classes – B1(a, b, c), B2, B8 (see Tables 43 and 44 above). The
only exception would be if Site 6: Taylor Lane, Loscoe, Heanor (9.83 ha) was also
excluded from supply. The loss of this site, which would be best suited for meeting
B2/B8 needs, would give a shortfall in General Industrial/Storage and Distribution
land, against the 2018-2033 calculation of need, inclusive of a further five year buffer.
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9.0

LAND NEED OF NON-B CLASS USES

Introduction
9.1

Reflecting a wider definition of economic development this section considers, as far
as is possible, future requirements for land from non-B-class sectors that are also
employment generators. Whilst retailing falls into these sectors it is noted that in 2011
the Council separately commissioned an ‘Amber Valley Retail Study’ that examines
future need.

9.2

9.3

For this study the following broad sectors have been identified:
•

Retail

•

Accommodation and food service activities

•

Education

•

Human health and social work activities

•

Arts, entertainment and recreation.

It must be recognised that the job and space requirements associated with these
sectors are estimated and planned for in a different way to B-Class uses. For
example, health facilities will have quite specific land need that are not linked directly
to job numbers; education facilities are planned based on forecasts for pupil roll
numbers and capacity in existing schools/colleges. Retail or leisure operators will
often locate in town centres, within mixed-use schemes or in locations of their choice,
rather than on specifically allocated sites.

9.4

A key factor relating to many of these sectors is the likely level of population and
housing growth in the County. The Oxford Economics forecasting model, which
informs this study, estimates that the overall population will grow from 126,000 in
2018 to around 131,000 by 2028, and 133,000 by 2033. The Derby HMA Strategic
Housing Market Assessment Update (2013) assesses that households will increase
in the Borough by some 6,855 over 2011-2018. Assuming the Spatial Strategy for
housing development in the Local Plan is consistent with that in the now withdrawn
Core Strategy, much of this growth is likely to be directed to key sites in Alfreton,
Belper, Heanor and Ripley and the large Land North of Denby site, whilst some
housing will also take place on the edge of Derby to assist with meeting the needs of
the city.
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9.5

Generally, these locations are distinct from local employment sites, although the Lily
Street Farm site near Alfreton has outline planning permission for mixed use
development, potentially delivering up to 600 homes and 14.42 ha of employment
land.
Belper

9.6

In May 2016 it was confirmed that Courtaulds would cease operations at West Mill,
Belper. Unless the premises are purchased by another B2 occupier, it is assumed the
1.82 ha will form a refurbishment or redevelopment opportunity site. Reuse could
incorporate B1/B2/B8 options along with some of the uses discussed below. Other
regeneration opportunity sites also exist within the older employment areas of Belper
and these are discussed further in Sections 6.0 and 10.0.

Retail
9.7

As stated above, future retailing requirements are separately considered in the
Amber Valley Retail Study. The Report suggests that there is need for additional
comparison retail floorspace of 20,437 sqm-28,804 sqm to 2028. If apportioned
equally between the main settlements, the current (2016) requirement for each
market town would be between 1,000 sqm and 1,200 sqm net additional comparison
goods floorspace, and this would continue to increase throughout the study period.
By 2028, each of the market towns would need to make provision for between
approximately 4,900 sqm and 6,800 sqm net additional comparison goods
floorspace. Based on current market shares, the strongest need would be in Alfreton,
(42.42 percent), followed by Belper (22.93 percent), Ripley (17.96 percent) and
Heanor (13.90 percent).

9.8

Generally, the Retail Study concluded that there is comparatively little larger-format
‘bulky goods’ retail provision in the Borough at present, with the exception of the
BandQ in Somercotes. There was therefore a need to grow this offer locally. This
should be relatively limited in scale, and would be best suited to the Alfreton area,
reflecting the fact that the east of the Borough (Ripley/Heanor) is served by the
Giltbrook Retail Park just outside the Borough boundary near Eastwood.

9.9

The Retail Study also identified convenience floorspace need of 2,100-2,800 sqm to
2028, commencing in 2016. The focus of this need will be in Alfreton, with no large
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scale requirements elsewhere. There is no assumption that any significant
employment sites will be lost to retail uses.
9.10

Oxford Economic forecasts that local growth in retail sector employment over the
2018-2028 period, with 100 jobs generated from a base of 7,900. No further growth is
forecast over 2028-2033.
Accommodation and Food Service Activities

9.11

The sector covers employment generated by hotel, bed and breakfast self-catering
accommodation, as well as bars and restaurants. This sector will employ 3,000 by
2018 and is expected to grow by 200 jobs up to 2028, and by another 200 to 2033.

9.12

Demand for this sector is generated from both domestic, and to a lesser extent
overseas tourism (hotels and restaurants), as well as spend by the Borough’s
residents (most likely to be restaurants and other catering). Future growth depends
on visitor numbers and business activity. In the case of the latter, many business
parks now include three or four star hotels as part of their offer of support services for
occupiers. Accessibility and prominence are locational factors that will determine
where hotels locate.

9.13

There is already a reasonable accommodation offer in the Borough, including the
Premier Inn at Ripley and Travelodge at Alfreton, along with a selection of smaller
independent hotels and guest houses. At the time of writing no large new hotels were
proposed in the Borough.

9.14

In terms of food services, the Amber Valley Retail Study identified a shortage of
restaurants and cafés, which were under represented against the 2011 national
average by 4.5 percent in Alfreton, 3.0 percent in Belper and 4.0 percent in Heanor.
Representation in Ripley is in line with the average, however it is still considered that
there is a need for more café facilities in the town centre. It is assumed that further
growth in this sector will be focused in the main town centres, with no impact on the
supply of B-Class employment land.

9.15

There is a more general demand for pub restaurants in out of town locations.
Prominently located business parks are targeted, which will provide a complimentary
function for business users as well as recreational diners. A typical site for such a use
will be up to 0.5 ha.
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Education
9.16

This sector incorporates primary and secondary schools and further education
colleges as well as commercial nurseries. In 2018 the sector will comprise 5,000 jobs
in the Borough, and Oxford Economics estimate a modest increase of 100 jobs by
2028, and another 100 by 2033.

9.17

There are in excess of 50 schools in Amber Valley Borough, including eight which
offer 16+ Further Education. It is understood a number of these schools have growth
aspirations and needs, but none of this growth is proposed on land currently in BClass employment use.

Human Health and Social Work Activities
9.18

Included within this sector are hospitals, medical centres, GP and dental surgeries,
private or specialist healthcare (e.g. physiotherapy), veterinary practices and
residential care homes. The Oxford Economics forecasts a growth of 400 jobs, from
the 2018 total of 5,700, by 2028, with another 100 gained by 2033.

9.19

In terms of the main hospitals, it is now confirmed that Babington Hospital, Belper will
close in its entirety. NHS Property Services is reviewing options for the reuse of the
buildings, which could include employment options, but has made no decisions to
date. However, the Grade II listed status of many of the buildings combined with flood
risks from the nearby River Derwent will limit options for change.

9.20

Heanor Memorial Hospital was demolished in autumn 2015 to make way for a new
£2.5 million care facility, set to open in 2017. The redevelopment will occur on the
same site. There are no known changes planned at Ripley Hospital and while there
will inevitably be changes to local clinics, surgeries, dentists, etc. over the Plan
period, no additional major healthcare facilities are proposed at the moment.

9.21

Despite a slowdown in Government spending on health, the increasing numbers and
longevity of the elderly population and possible growth in demand for private health
care may lead to further provision of residential care homes. Nevertheless, in general
employment sites are inappropriate locations for care homes, due to amenity
considerations.

9.22

There is evidence elsewhere of veterinary practices, GP and private or specialist
healthcare operations being accommodated on employment sites, or through a
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change of use of existing office buildings. The informal health sector, with its many
micro-business practitioners, tends to operate from dwellings, converted retail
premises or community buildings. Whilst they can contribute to local job growth, they
do not require significant amounts of floorspace.

9.23

Issues associated with the full/partial closure of Babington Hospital, Belper may
generate

some

land

and

property issues,

including

questions

of

a

re-

use/redevelopment for existing buildings and whether such a scheme could viably
include B-Class employment options. Elsewhere, it is considered the impacts of
growth in employment from this sector will be limited in terms of requirements for new
space (more probably existing buildings will be occupied through changes of use)
and there will be very little requirement for additional land.

Arts Entertainment and Leisure
9.24

This sector includes, amongst other activities, forms of commercial leisure such as
cinemas, theatres, bowling alleys, bingo halls and nightclubs. In terms of cinemas, a
local facility ‘The Ritz’, operates from 76b King Street, Belper. To the north west of
Amber Valley, another small cinema ‘The Northern Lights’ is located in Matlock in
Derbyshire Dales District and to the south east is the historic Scala Cinema in
Ilkeston, Erewash. Large multiplex cinemas, serving the Amber Valley population,
are focused in Derby including the Odeon, at the Meteor Centre, Mansfield Road.
There is a second Odeon complex in Mansfield which likely supports the northern
settlements of Amber Valley.

9.25

Bowling is available at The Genesis Family Entertainment Centre, 32-46 King Street,
Alfreton. Other bowling facilities are available in Derby and Ilkeston. Although there
are a number of community centres that can support shows, the main dedicated
theatres are outside of the Borough, including the Derby Theatre.

9.26

The growth in health awareness has seen an increase in demand for private health
clubs and gyms and these are uses that will look to locate on business parks, either
through new build or conversion of existing industrial space. Such facilities can range
in size from 500 sqm to 2,000 sqm, which could translate to up to 1.5 ha of land with
car parking. The jobs forecast is modest for the recreational sector predicting an
additional 100 jobs to 2028, 200 by 2033, from a 2018 base of 1,500.
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Summary
9.27

The non B-Class uses could provide some 900 more jobs in Amber Valley by 2028.
Another 500 jobs will be generated over the following five years, to 2033. In terms of
land need, the most significant changes are expected to occur in Belper. Both the
West Mill and Babington Hospital are identified as opportunities for reuse and
regeneration, potentially accommodating a range of possible uses appropriate to the
historic buildings onsite and their central position in the town. If West Mill were to be
reused for non B-Class uses, it would represent a land loss of 1.82 ha for the
Borough.

9.28

Losses of employment land to other uses elsewhere are expected to be modest, with
provision of other health facilities, including the Heanor Memorial Hospital
redevelopment occurring on sites already allocated for this purpose. It is also
assumed that retail and leisure growth will be focused in the main town centres of the
Borough. Growth in local education institutions is likely, given a growing population,
but this is unlikely to impinge on the supply of employment land and premises.

9.29

Growth of private health facilities and pub/restaurant chains could lead to a modest
loss of B-Class land and premises. The overall loss of employment land to non BClass uses is likely to be in the range of 3-10 ha of allocated B1/B2/B8 land,
additional to losses allowed for in Section 6.0, over the period to 2033.
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10.0

CONCLUSIONS
Introduction

10.1

This study has included a wide-ranging look at the factors affecting Amber Valley’s
economy, with particular reference to those that are likely to affect the future need for
land and property within the Borough. This section draws together the main issues
that will need to be addressed as a preliminary to the more detailed
recommendations set out in Section 11.0.

10.2

The study has been undertaken in line with both the National Planning Policy
Framework and relevant Planning Practice Guidance. It updates and supersedes the
2008 Derby HMA Employment Land Review and the 2013 Derby Housing HMA
Employment Land Review: Forecast Update.
The Functional Economic Market Area

10.3

In the view of this study, the FEMA for Amber Valley includes its immediate
neighbours of Derby, Erewash, Derbyshire Dales, Bolsover, North East Derbyshire,
Ashfield and Broxtowe. Amber Valley also has good links with the nearby urban
centre of Nottingham. The other areas of Derbyshire and Nottinghamshire have more
limited relationships with Amber Valley. This includes South Derbyshire, despite its
housing market relationship with Amber Valley. All the local authorities within this
FEMA have been consulted.

10.4

The A38/Junction 28, M1 Corridor is clearly identified as a core market area for the
sub-region. Extending from Alfreton in the west to Sutton-In-Ashfield in the east, this
area is shared between Amber Valley, Bolsover and Ashfield. Strong demand was
identified in this area, with Cotes Park in particular seen as a focus for higher tier
manufacturing companies which are in the supply chains of Tier One manufacturers
in Derbyshire and Nottinghamshire, such as Bombardier, Rolls Royce and Toyota.

10.5

Generally, companies will seek the best and most prominent premises across this
area regardless of local authority boundaries. Competition for B8 occupiers is likely to
be particularly strong as all three authorities have property offers which could
accommodate this use along the A38. This includes Langham Business Park, South
Normanton in Bolsover and Castlewood Business Park in Ashfield.
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10.6

Further south, there are linkages between Heanor/Langley Mill and neighbouring
Eastwood, where a major industrial/warehouse scheme is proposed that would serve
both settlements and also link to Ripley via the A610.

10.7

In terms of competition in the service sector, Amber Valley is located close to two
sub-regional office centres in Derby and Nottingham. Derby attracted 8,364 incommuters from Amber Valley at the 2011 Census, particularly from settlements in
the south of the Borough. However, while Amber Valley is losing labour to Derby City
Centre it is unlikely to lose companies. Stakeholders report that the City’s office
market has remained largely static since the recession, with some 10,000 sqm of
development held up in the pipeline. Market demand is focused on local start-up and
micro business growth, with prospects for major business growth and expansion
remaining limited.

10.8

Nottingham is one of the key employment centres for the East Midlands. Significant
further growth is proposed here, both in the City and on cross boundary sites shared
with Broxtowe and Gedling. Clearly the scale of provision here will have some impact
on Amber Valley although ultimately the focus is on meeting needs within the
Nottingham Core HMA.

10.9

Prospects for competing schemes elsewhere in the FEMA appear modest. In
Erewash, progress on the Stanton Regeneration Site, south of Ilkeston appears to
have stalled. In North East Derbyshire, there is a substantial stock of development
land in locations north of Alfreton, and accessible to the M1, although it remains
unclear what proportion of this will ultimately be delivered for B-Class uses.

10.10 The Census figures show that 47.4 percent of Amber Valley’s employed residents
also work in the Borough. The Borough is a net exporter of labour, with the main
destinations being Derby, Nottingham and Derbyshire Dales. Conversely, Amber
Valley is a sizable importer of labour from North East Derbyshire, Bolsover and
Ashfield. Again this shows the importance of the A38/M1 (and A61 in the case of
North East Derbyshire) Corridor to the Borough. Overall, compared to some 45,284
who commute in, some 49,630 commute out of Amber Valley to work elsewhere.

Economic Profile
10.11 The socio-economic profile of Amber Valley reveals 77.3 percent of the working age
population to be in employment, above the FEMA (75.9 percent), and only marginally
lower than the regional and national average. Unemployment, at 3.5 percent at the
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end of 2015, was well below average within the FEMA. Unemployment rates in
Amber Valley were also almost half the national average.

10.12 In contrast to the national picture of a structural decline in manufacturing, and despite
more recent local declines of some 1,576 jobs over 2009-2014, the manufacturing
sector continues to employ a large proportion (23.3 percent) of people in Amber
Valley. This proportion is well above the East Midlands averages and particularly the
national average of 8.3 percent. This includes large numbers of people employed in
the manufacturing of food products, rubber and plastic products, non-metallic mineral
products and fabricated metal products, except machinery and equipment.
10.13 Transport and storage (logistics) have a reasonable role in local employment,
accounting for 6.4 percent of jobs, compared to an East Midlands average of 5.0
percent and a FEMA average of only 3.9 percent. This will reflect Amber Valley’s
position close to several M1 junctions and within a number of major A-Road
corridors, including the A6. Construction is another strong local sector, accounting for
6.2 percent of local employment. The sector was hard hit by the recession though,
losing 923 jobs, almost a quarter of the total, over 2009-2014.

10.14 In terms of service sectors, professional, scientific and technical followed by business
administration and support services have the strongest roles. Proportionate
employment in both sectors is below wider averages, however. Information and
communications and financial and insurance have a comparatively weak role in the
Borough and both saw sizable job losses over 2009-2014, proportionately much
higher than wider averages.

10.15 The number of VAT and PAYE registered businesses was 4,310 in 2015. 87.4
percent of companies are micro-businesses (less than 10 employees). 97.5 percent
employ up to 49 people (small businesses). Homeworking is high compared to the
regional average.
10.16 In 2012, Amber Valley had 1,130 industrial/warehouse units (1,303,000 sqm of
space) and 480 offices (89,000 sqm).

Property Market Assessment
10.17 Nationally and regionally the prospect is for increased demand in all the main
commercial sectors as the UK economy continues a period of growth. Increased
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demand following a period of limited development is generating stock shortfalls which
are in turn encouraging development activity. For the first time since 2007
speculative development is a realistic prospect outside of prime city economies,
albeit primarily for industrial and warehouse options, and demand for freehold options
is growing both from occupiers and investors.

10.18 In terms of land, the local market view is that there is further demand for primarily
industrial and warehousing sites which access the strategic road network around the
A38/M1 link. This would be to support a broader sub-regional market extending along
the M1 Corridor through Nottinghamshire/Derbyshire and reflect the fact that current
motorway accessible sites are felt to be nearing capacity, at least in terms of readily
deliverable land. Land values can be high for motorway accessible sites, although
when measured against build costs may still not support speculative schemes locally.

Industrial Market
10.19 Nationally and regionally, market demand has grown steadily over 2013-2015, with
no short or medium term prospects of it slowing. Against rising demand, the supply of
stock continues to decrease. In the East Midlands, as across much of the rest of the
country, there is a dearth of good quality existing buildings in prime locations
particularly for sub-1,000 sqm units and ‘mid box’ options of 5,000-10,000 sqm.

10.20 Improving demand, combined with renewed interest from pension funds and larger
national investors meant a return for speculative development in 2015. In Amber
Valley, growth amongst larger businesses tends to be ‘contract driven’ in that
companies expand in response to major supply contracts won. Such growth is
irregular and hard to anticipate and discourages developers from risking speculative
schemes.

10.21 The local market appears to require light industrial units of up to 200 sqm and
expansion premises up to 2,000 sqm with a market focus on Alfreton/Somercotes
and Ripley. There are some shortages of mid-sized, 1,000 sqm, units in Ripley and
Belper.
10.22 A reasonable inward investment market has been noted, focused on the A38 at
Alfreton/Somercotes and extending east into Bolsover and Ashfield. This comes from
regional companies falling within the Tier 2/3 supply chains of the major
manufacturers of the Derby Conurbation. Demand is for units of up to 10,000 sqm

A39(e)/Final Report/August 2016/BE Group

136

Employment Land Need Study
Amber Valley Borough Council

although there are few units of this size available in the local area (only two vacant
units, greater than 5,000 sqm in size, were on the market in Amber Valley as of May
2016), thus companies tend to look to design and build development options. In
recent years this has driven the high take up rates at Denby Hall, Ripley.
10.23 34,065 sqm of industrial space was vacant at May 2016 – 2.6 percent of the total
floorspace and only 1.8 percent by premises numbers. This is considered low in
average supply terms and points to a lack of availability and choice. The supply of
units is overwhelmingly focused in Alfreton/Somercotes and Ripley, with nothing
larger than 500 sqm available anywhere else.
Warehouse Market
10.24 Nationally, growth prospects for the warehouse/distribution property market remain
good although overall demand over 2015 was lower than in 2014. Demand is
expected to remain strong for prime logistics space, with the biggest online retailers
continuing to fuel the demand.

10.25 The M1 Corridor will remain the focus for major logistics developments, and Amber
Valley is felt to fall within the northern margins of the core Midlands area for B8
development

–

Nottinghamshire,

Northamptonshire,

Leicestershire

and

Warwickshire. This is evidenced by the presence of major logistics operations in the
Borough notably the DHL/NHS Supply Chain HQ facility at Cotes Park. Again the
focus is on Junction 28, M1 with Castlewood Business Park in Ashfield the key
warehousing scheme at present. Development of Lily Street Farm on the A38 will
give Amber Valley some capacity to compete in this market.
Office Market
10.26 The recent trend has seen growing demand in the regional cities, including
Nottingham and Leicester (but, as noted, not necessarily Derby) in the East
Midlands, and consequently a reducing stock of Grade A space. Demand has been
led by increasing occupier demand and an increasing willingness of investors to look
outside of London for opportunities.
10.27 Speculative office development is still the exception and most office development still
requires an element of pre-let or public sector funding to secure a start. However, it is
expected that this may change over 2016/17, at least for schemes in good locations
and of desirable sizes, tenures, etc.
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10.28 The local office market generally meets the needs of local service sector businesses.
Demand is reasonable and focused in Ripley and Belper. There is sufficient space
overall but much of that space is in older schemes. Companies are willing to consider
the mill properties of Amber Valley, but without significant investment to modernise
the interiors and address constraints, it is still difficult to secure occupiers. This is
evidenced by the fact that over half of the 11,600 sqm East Mill/Strutts House
complex, Belper was vacant at May 2016.

10.29 Amber Valley has a reasonable supply of office accommodation available – 12,001
sqm in 83 suites, which equates to vacancy rates of 13.4 percent by floorspace and
17.3 percent by number of premises.

Stakeholder Engagement
10.30 A wide consultation with various stakeholders was conducted as part of the market
research, which comprised parish councils, key employers and landowners and
public sector organisations including relevant neighbouring local authorities.

10.31 Major public sector organisations highlighted that the A38, Alfreton/Somercotes area
attracts regular enquiries for industrial units of 200-4,000 sqm from Tier Two and
Three suppliers of the County’s major manufacturing businesses. The ease of access
to Derby/Nottingham allows suppliers to support the ‘Just in Time’ manufacturing
processes of Tier One producers. Changing production processes can generate land
and property requirements, but the nature and extent of those requirements can be
difficult for the local property market to anticipate and make developers unwilling to
risk speculative schemes.

10.32 The companies contacted for this study were all broadly satisfied with their locations,
and businesses in the north of the Borough particularly highlighted the A38/M1 links
as a key factor in their location choices. Most of the businesses are long established
in Amber Valley and stable in their operations. Only four indicated plans to grow in
the short to medium term, with two of those expected to grow within their current
sites only. Only one business is currently struggling to find appropriate industrial
premises of around 2,000 sqm, in the A38 Corridor area.
10.33 Amber Valley contains a skilled body of manufacturing labour. Strong transport links
mean that companies can also draw on in-commuter labour from a large area of the
adjacent M1 Corridor. For these reasons only two businesses report any problems
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with labour recruitment, and only in specialist engineering and computer aided design
sectors, where labour is in short supply nationally.

Employment Land Supply
10.34 Amber Valley’s current potential employment land resource (at 31st March 2016)
amounts to 98.50 ha, located across 19 sites. This is 18.58 ha less than the 2006
supply, analysed in the 2008 HMA Employment Land Review, reflecting strong
recent take-up at Denby Hall. This supply has been reviewed in detail and the
following sites judged unlikely to come forward for B-Class development:
•

Site 3: Cotes Park East, Somercotes (11.26 ha)

•

Site 7: Nottingham Road, Ripley (5.40 ha)

•

Site 11: Adams Close, Heanor Gate Industrial Estate (2.17 ha)

•

Site 17: Off Cotes Park Lane, Cotes Park West, Somercotes (0.51 ha)

•

Site 19: Keys Road, Alfreton Trading Estate (0.47 ha).

10.35 Accounting for the above and also excluding sites held to meet the needs of
individual companies only gives a realistic employment land supply of 68.84 ha (12
sites). If Site 6: Taylor Lane, Loscoe, Heanor (9.83 ha) were also lost to housing, the
revised supply figure would be 59.01 ha (11 sites).
Employment Areas
10.36 The Borough’s existing 24 Employment Areas have been appraised and graded
good-poor, as defined in Table 54, using the same system as the 2008 HMA
Employment Land Review. Collectively they provide some 528.57 ha of brownfield
land in B1/B2/B8 use in Amber Valley. Within this, the largest individual Employment
Area is Cotes Park IE, Alfreton (Incorporating Alfreton Trading Estate), which
comprises 174.24 ha (see Plan 1, Site 2 in Appendix 7). Since 2008, one area,
Nottingham Road/Kilburn Road, Belper (see Plan 4, Site 21 in Appendix 7) has been
lost to housing, something which will need to be reflected in the emerging Local Plan.

Table 54 – Grades Definitions
Grade

Definition

Action

Good

High quality, prestigious, flagship business
areas due to their scale, location and setting.
Capable of competing for investment in the
regional market place. These are prime sites
for marketing to a cross section of users
including new inward investors. They can also
meet the needs of image-conscious,

Protect strongly
Support and expand
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Grade

Definition

Action

aspirational companies already in the
Borough.
Above average

Good employment sites due to their scale,
location and setting. Capable of competing for
investment in the sub-regional market place.
These are prime sites for marketing to a cross
section of users, B1, B2 and B8, including
some new inward investors.

Protect strongly
Support and expand

Average

Key employment sites with an influence over
the whole Borough, but primarily geared
towards local businesses and B1 light
industrial, B2 and B8 uses.

Protect
Support

Below average

Lower quality locations often in residential
areas suffering from poor accessibility and
massing.

Assess whether to
protect/review
through the Local
Plan

Poor

Very poor quality areas. Widespread vacancy
and dereliction in poor environments.

Promote alternative
uses if possible

Source: BE Group, 2016

10.37 Table 55 summarises the Employment Areas by each of the above grades. It is
assumed that future growth will be focused around the seven flagship ‘Above
Average’ locations. Areas graded ‘Average’ generally represent the Borough’s supply
of B1/B2/B8 premises for meeting local needs. They should be protected for that use.
It is not envisaged that large scale growth will take place at these locations, outside
of the allocated employment sites. Areas grade ‘Below Average’ or ‘Poor’ are of
some concern and should be the focus for future regeneration activities and
investment.
.
Table 55 – Employment Areas’ Appraisal by Category
Category

Number of Sites

Good

0

Above Average

7

Comments
None achieved this grading.
• Cotes Park IE, Alfreton (Incorporating
Alfreton Trading Estate)
• Alfreton IE/Thornton Park, Alfreton
• Denby Hall Business Park
• Codnor Gate IE, Ripley
• Heage Road IE, Ripley
• Chrysalis Business Park/Langley Bridge
Industrial Estate, Langley Mill
• Access 26, Langley Mill.

The Borough’s current ‘flagship’ locations, the
focus for growth proposals and inward
investment enquiries.
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Category

Number of Sites

Comments

Average

9

Active and established industrial
estates/business parks in the area, primarily
catering to local business needs.

Below average

6

-

Poor

2

Two Employment Areas in Belper – Derwent
Street and Derby Road - were felt to be of
particularly low quality.

TOTAL

24

Source: BE Group, 2016

Objectively Assessed Needs
10.38 There is no definitive model for forecasting future employment land need. Two ‘policy
off’ based models have been used to assess future employment land provision.
These are the projection forward of historic land take and a forecast based on
employment sector change.

10.39 In terms of a ‘policy-on’ model, while the D2N2 LEP does set a jobs target of 55,000
extra jobs to 2023, this is a LEP area wide target spread across all of Derbyshire and
Nottinghamshire. There is no available apportionment of additional jobs, by local
authority area, that could easily be applied to the calculations below.
10.40 In terms of take-up, data was obtained for the 1992-2016 period, with 1992-2008
data sourced from Derbyshire County Council and post 2008 data provided by the
Borough Council. Recalculations on the part of the Council mean that the year on
year take up data used here differs in places from that shown in the Derby HMA
Employment Land Review: Forecast Update, 2013. An exceptional year of take up
was recorded in 1999 (24 ha), the result of major expansion of the Thorntons Site,
Alfreton. While unusual in terms of size, the nature of this large company growth is
not out of character for Amber Valley generally and the take up was not excluded
from forward calculations of growth. This approach is consistent with both of the
Borough’s past Employment Land Reviews.
10.41 Using the full long term take up trend, the annual average is 2.70 ha/year. Projected
forward over 10 and 15 years, from 2018 to 2028 and 2033, the following need is
identified:
•

To 2028: 2.70 ha/year x 10 (years) = 27.00 ha

•

To 2033: 2.70 ha/year x 15 (years) = 40.50 ha
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10.42 The Borough should also have a buffer to reflect a choice of sites by size, quality and
location and to provide a continuum of supply beyond the end of the 2033 period.
This also makes some allowance for the loss of further employment land to non BClass uses over the period to 2033. There is no set guidance on how long this buffer
should be, however, in the past employment land studies completed by BE Group
over the last decade, a buffer of five years has usually been applied and this has
been accepted in recent Examinations in Public where such evidence base
documents have been examined. Based on the historic take-up trend this would
generate a further land need of 13.50 ha, increasing the 2028 figure to 40.50 ha and
the 2033 need figure to 54 ha.
10.43 When measured against supply, which has been adjusted to 2018, it is clear that
there is sufficient land available to meet general needs to 2028 and 2033 (plus a
buffer). To summarise:
•

2018-2028: 27.00 ha (need) – 63.44 ha (adjusted 2018 supply) = 36.44 ha
remaining

•

2018-2028, plus a buffer: 40.50 ha (need) – 63.44 ha (adjusted 2018 supply) =
22.94 ha remaining

•

2018-2033, plus a buffer: 54.00 ha (need) – 63.44 ha (adjusted 2018 supply) =
9.44 ha remaining

10.44 If Site 6: Taylor Lane, Loscoe, Heanor (9.83 ha) were lost to housing, a surplus
would be maintained to 2028 of 13.11 ha, with a buffer. To 2033 (with a buffer),
however, all remaining land supply surplus in the Borough would be lost, leaving no
further flexibility in the supply.

10.45 The employment based forecast, using Oxford Economics projections, suggests the
following in terms of future employment land provision to 2028 and 2033 (Table 56).
Table 56 – Employment Based Forecast 2018-2028/33*
Growth Sectors

2018-2028

2018-2033

Total Floorspace sqm

9,936

13,224

Divided by Development Floorspace per ha

3,900

3,900

2.55

3.39

Equivalent Employment Land Needed ha
Sectors in Decline

A39(e)/Final Report/August 2016/BE Group

2018-2028

2018-2033

142

Employment Land Need Study
Amber Valley Borough Council
Total Floorspace sqm

56,664

90,140

Divided by Development Floorspace per ha

3,900

3,900

Equivalent Employment Land Reduction ha

(14.53)

(23.11)

Net Land Need

(11.98)

(19.72)

Source: BE Group, 2016
*Figures in brackets are negative, i.e. jobs/property/land losses

10.46 The forecasts all suggest that Amber Valley’s land supply (63.44 ha, adjusted to
2018) is more than adequate to meet needs to 2028 and 2033 and there is no need
for any additional employment land provision.

10.47 The strongest forecast growth sector is construction, with 600 jobs predicted to 2033.
This assumes the current reasonably strong development market, particularly for
housing, will continue over the majority of the forecast periods.

10.48 Professional, scientific and technical activities are expected to increase by 400 jobs
to 2033, information and communication by a further 200. Again, this growth reflects
national trends and also what is predicted to happen in the region. For Amber Valley,
such growth may be ancillary to expansion in other sectors, such as construction and
transport and storage. There may also be a modest degree of spin off from
businesses in Derby looking to the wider HMA to locate. In property terms, almost all
of this growth will be in the B1 office sector.

10.49 Other growth sectors are accommodation and food services together with wholesale
and retail and health and education. These will have limited impact on employment
areas although wholesale uses will take up some B8 land. However, the main B8
uses are included in the transport and storage sector. This sector is forecast to grow
by between 100 jobs to 2028, and by a further 100 by 2033. Again it should be
stressed that this is a disaggregation of national trends and may not reflect subregional demand along the M1/A38 Corridor.
10.50 Ultimately, all this combined growth does not offset the large losses in the
manufacturing employment forecast, up to 1,900 less jobs over 2018-2033. This
forecast does not accord with the other findings of this study which suggest that the
local industrial sector is stable and that Amber Valley is continuing to attract B2
inward investment.
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10.51 The employment methods of forecasting also make no allowance for issues such as
the extent that growth in office employment takes place in town centre locations, at
higher densities, rather than in low-density business parks. Also that land takeup/property needs can be for different reasons such as modernisation or geographic
relocation or that expansion may also be within existing premises or on expansion
land not accounted for in land allocations. Past experience also suggests that even
where businesses are contracting, they will continue to hold onto sites in anticipation
of future improvements. Also, where jobs are being lost to automation, those new
automated processes will still require land on which to operate, and improved
productivity could lead to additional need.

10.52 It is therefore considered that the land requirements’ calculations can represent a
false position. To test how closely jobs change translates to land take-up, historic
trends have been compared. Using the same methodology, the land need based on
employment change has been calculated for two historic periods:
•

The long term period from 1992-2016 and compared to the actual land takeup during that period (Table 57)

•

2000-2007 which was a period of sustained economic growth nationally
(Table 58).

Table 57 – Employment Land Take-Up/Employment Change Comparison
1992-2016*
Employment Change

Total Jobs

Land (Ha)

Growth

11,600

19.95

Decline

(10,000)

109.57

1,600

(89.62)

-

64.75

Net growth
Historic land take-up

Source: Oxford Economics, AVBC, BE Group, 2016
*Figures in brackets are negative, i.e. jobs/property/land losses.

Table 58 – Employment Land Take-Up/Employment Change Comparison
2000-2007 *
Employment Change

Total Jobs

Land (Ha)

Growth

5,600

4.72

Decline

(8,200)

56.33

Net growth

(2,600)

(51.58)

-

7.08

Historic land take-up
Source: Oxford Economics, AVBC, BE Group, 2016
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10.53 The two tables show that low, or negative, jobs growth in Amber Valley during both
periods, would have resulted in an overall reduction in land need. What actually
happened was that employment land continued to be taken up. The trend shows that
net jobs growth is not an accurate method of calculating land, with far more land
being developed than was calculated from the jobs prediction, even when sectors
forecast to grow only are considered.

10.54 A summary of the take up and forecast scenarios is set out in Table 59. They relate
to the periods 2018-2028 and 2018-2033, plus buffers.
Table 59 – Land Forecast Models – Summary
Model

Realistic
Land
Stock
adjusted
to 2018,
ha

Land
Need
2018-2028,
ha

Buffer
(five
years
further
growth at
relevant
rate)

Surplus
(Shortfall),
ha

Land
Need
20182033, ha

Buffer
(five
years
further
growth
at
relevant
rate)

Surplus
(Shortfall),
ha

Historic Land
Take-Up Rate/
Adjusted stock
(Realistic
Supply)

63.44

27.00

13.50

22.94

40.50

13.50

9.44

Employment
based on
adjusted stock

63.44

+2.55
Growth
-11.98
Change

+1.28
N/A

1) 59.61
2) 75.42

+3.39
Growth
-19.72
Change

+1.13
N/A

1) 58.92
2) 83.16

Assumptions

Based on 2.70
ha/year

Based on
1) projected
growth sectors
2) projected
employment
change across
sectors

Source: BE Group 2016

10.55 The variation in the outcome figures demonstrates the uncertainty of forecasting. All
show a surplus, but that surplus ranges from 9.44 ha to 83.16 ha. However, from the
market assessment and also reviewing the historic trends in employment change and
land take up, the conclusion is that the employment based forecasts underestimate
land need significantly. When a comparison of past employment change over the
period 1992-2016 is made, actual land take-up is far higher than the estimate that
even the growth only sectors suggest.

10.56 In conclusion, it is considered that the most appropriate forecast is the long term
historic take-up rate based on the stock adjusted to 2018, suggesting a surplus of
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22.94 ha to 2028 and 9.44 ha to 2033. If a further allowance is made for the loss of
Site 6: Taylor Lane, Loscoe, Heanor (9.83 ha), the surpluses reduce to 13.11 ha to
2028, while to 2033 there is a modest land supply deficit against needs of minus 0.39
ha.
10.57 Amber Valley’s previous take up can be split by the main employment use classes –
B1(a, b, c), B2, B8. Tables 60 and 61 apply the same proportionate split to the
Borough’s projected needs against supply, to 2028 and 2033.

Table 60 – Full Need, Split by Use Class – 2018-2028, with a Buffer
Use Class (Percentage Split, percent)
Period

B1(b)

B1(c)

9.3

-

3.2

33.2

54.3

-

100.0

Take Up Trend –
2018-2028

3.76

-

1.30

13.45

21.99

-

40.50

2018 Realistic
Supply, by Use
Class*

8.61

-

7.27

47.56

-

63.44

Surplus
(Shortfall), ha

4.85

-

5.97

12.12

-

22.94

Percentage

B2

B8

Mixed

Total (ha)

B1(a)

Source: AVBC/BE Group, 2016
*2016 Realistic Supply with a reduction of 5.4 ha, spread proportionally across all the Use Classes to
estimate the likely supply position in 2018.

Table 61 – Full Need, Split by Use Class – 2018-2033, with a Buffer
Use Class (Percentage Split, percent)
Period

B1(c)

B2

B8

9.3

-

3.2

33.2

54.3

-

100.0

Take Up Trend –
2018-2033

5.02

-

17.93

29.33

-

54.00

2018 Realistic
Supply, by Use
Class*

8.61

47.56

-

63.44

Surplus
(Shortfall), ha

3.59

0.30

-

9.44

1.72

-

7.27

5.55

Mixed

Total (ha)

B1(b)

Percentage

B1(a)

Source: AVBC/BE Group, 2016
*2016 Realistic Supply with a reduction of 5.4 ha, spread proportionally across all the Use Classes to
estimate the likely supply position in 2018.
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10.58 The tables show that the 2018 land supply is sufficient to meet needs across all land
uses. The only exception would be if Site 6: Taylor Lane, Loscoe, Heanor (9.83 ha)
was also excluded from supply. The loss of this site, which would be best suited for
meeting B2/B8 needs, would give a shortfall in General Industrial/Storage and
Distribution land, against the 2018-2033 calculation of need, inclusive of a further
five-year buffer.

Meeting Needs
10.59 Overall Amber Valley has sufficient land to meet its needs and particularly enjoys a
strong surplus over the currently identified Local Plan period of 2018-2028, even
when quite high losses of employment land to other uses are allowed for. However,
the scale of realistically available land in most of the main settlements is limited and
offers little choice to businesses and developers at present. This issue is considered
further in relation to the main towns.

Alfreton/Somercotes
10.60 Multiple sources have clearly identified the A38 Corridor area between Alfreton and
Somercotes as a focus for market activity in the industrial and warehouse sectors,
including an element of inward investment. As noted, companies, particularly in the
logistics sector, are looking for available land and property as close to Junction 28,
M1 as possible and locations in Bolsover and Ashfield may be preferable, if they
provide a stronger offer, to sites in Amber Valley.

10.61 Of the baseline land supply of 19.34 ha, only 5.01 ha in four sites is realistically
available and deliverable within Alfreton/Somercotes. Within that, only Site 9:
Hockley Way, Alfreton Trading Estate (1.70 ha) can be said to offer immediately
available, unconstrained, land in a prominent position within the main employment
area.
10.62 Without further land allocations, Alfreton/Somercotes will be strongly dependant on
Site A: Lily Street Farm, Derby Road, Swanwick to meet its future needs. This
strategic mixed use site is very prominently located at the A38/A61 junction. The
current illustrative masterplan would see 14.42 ha of land developed for B-Class
uses, comprising some 35,000 sqm of B2/B8 accommodation, which could compete
with other A38 sites to meet larger requirements, and 20,000 sqm of B1 space which
could meet more local needs. Given the scale of the infrastructure investment
required here it will likely be several years before B1/B2/B8 options are brought
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forward. Indicative phasing suggests that the bulk of the B-Class premises will be
brought forward by 2020. Given the scale of the site and Amber Valley’s average rate
of take up, this appears very ambitious. However, even if the real development
period is double or even triple that, completion would still occur before the end of the
Plan period. The Local Plan could therefore usefully consider where a successor site
might be located, should it be required before 2028 or 2033.

Belper
10.63 Belper is identified as a focus for the local office market, alongside Ripley. If it is
assumed that all deliverable employment land at Site 5: Bullsmoor, Belper will be
held for the exclusive use of Vaillant then there are no available employment sites
remaining in the town. In the long term, both Belper and Ripley (and the Borough as
a whole) will be supported by Site 1: Cinderhill, Denby, although the scale of
infrastructure investment required here, and the range of constraints to be overcome,
mean that delivery of employment options here is unlikely in less than five years. It
should also be noted that the above calculations of need against supply assume that
30 ha will be brought forward at Cinderhill for B-Class use. If the real amount brought
forward proves to be significantly less, then this will impact on Amber Valley’s current
land surplus.

10.64 Stakeholders also report constraints in Belper’s current offer of office premises,
which is strongly focused in a single mill complex. A number of the local employment
areas are also identified as being of poor quality. With this in mind there is a case for
further land allocations to meet local needs, particularly prior to Cinderhill’s delivery,
and provide greater choice to occupiers. It is noted that there remains a number of
brownfield regeneration opportunities within the town, which could provide some
options for B1/B2/B8 uses, possibly within mixed-use schemes:
•

West Mill, Belper (Appendix 7 Map, Plan 4, Site 18 – 1.82 ha) – Current
occupier has ceased trading, leaving the Mill a refurbishment/redevelopment
opportunity site, linked to adjacent historic premises

•

Derwent Street, Belper (Appendix 7 Map, Plan 4, Site 19 – 5.90 ha) – Area of
low grade industrial premises adjacent to the prime retail streets

•

Derby Road, Belper (Appendix 7 Plan 4, Site 20 – 1.90 ha) – Historic Milford
Mill has previously had consent for a mixed-use, housing-led development
which included some employment uses
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•

Goods Yard/Derwentside IE, Belper (Appendix 7 Plan 4, Site 24 – 11.57 ha) –
Low quality, edge of settlement industrial area which offers regeneration
prospects. It is understood the owner has aspirations for housing here,
however.

10.65 Reuse of Babington Hospital provides a further opportunity for B-Class provision,
although change would be constrained by the listed status of the building and options
are likely to be limited to B1(a) offices.

Heanor/Langley Mill
10.66 The market in Heanor is primarily local, although the level of recent growth at Heanor
Gate Industrial Estate and at Access 26, Langley Mill shows the strength of demand
for industrial and warehouse uses. Overall, the loss of Site 6: Taylor Lane, Loscoe
can be supported (to 2028 at least), although if the Local Planning Authority do
choose to support the current strategic housing proposal here it will leave the town
with a very limited supply of employment land – 3.90 ha, in two sites, of which 91
percent comprises land with historic (lapsed) consents for housing.

10.67 Opportunities do exist to address this shortfall however. In the long term, another
1.27 ha can potentially be brought forward on Site B: Shipley Lakeside, Shipley,
assuming a viable redevelopment of the American Adventure Theme Park can be
achieved. Again it is assumed the town will gain some benefit from development at
Cinderhill and potentially also the Butterley Brick site in Ripley, discussed below.

10.68 Heanor is also able to look to neighbouring authorities to support its needs.
Proposals near Eastwood Hall would deliver some 84,500 sqm of floorspace on the
Amber Valley/Broxtowe boundary. Heanor would also benefit from delivery of the
Stanton Regeneration Site at Ilkeston, although the focus here is likely to be on
strategic logistics uses.
10.69 Together these options will likely meet local requirements, although the possibility of
providing some local land opportunities, in the settlement area, to meet more
immediate needs should still be considered.
Ripley
10.70 Ripley benefits from A38 access and is a centre for the local office market. Since
2009, some 22.14 ha of take up has been achieved at Denby Hall and if that rate of
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development is maintained, completion of the remaining 3.86 ha is likely well before
2028. After that point, and allowing the loss of Site 7: Nottingham Road, Ripley would
be strongly dependant on the delivery of Cinderhill. Ripley would also benefit from
developments off the A610 at Eastwood, Broxtowe.

10.71 An additional opportunity exists at the Butterley Brick site. Located in the south of the
town, this former brickworks extends to some 9 ha overall and is identified in the
adopted Ripley Neighbourhood Plan as a potential employment site, suited for BClass uses alongside a new sports hub. As an existing industrial location, allocated
as a business and industrial area under Policy ER4 of the existing Local Plan and
identified for employment uses in an adopted Neighbourhood Plan, this is the logical
location for further B1/B2/B8 development in Ripley. The Brick site’s position would
also allow it to support Heanor/Langley Mill, although the present access south and
east is via relatively narrow rural roads.
Non B-Class Uses
10.72 Forecasting suggests that relevant non B-Class uses (retail; accommodation and
food service activities; education; human health and social work activities; arts,
entertainment and recreation) could provide 900 more jobs in Amber Valley by 2028.
Another 500 jobs will be generated over the following five years, to 2033.

10.73 The biggest changes are anticipated in Belper and have been discussed above. If
West Mill were to be reused for non B-Class uses, it would represent a land loss of
1.82 ha for the Borough. Initial discussions suggest that some other employment
areas may be a risk from loss to alternative uses. Conversely, a reuse scheme for
Babington Hospital could provide some additional B-Class options for the town.
However, it is important to stress that no firm decisions have been taken on any of
these sites.
10.74 Losses of employment land to other uses elsewhere are expected to be modest, with
retail and leisure growth focused in the main town centres of the Borough. Growth in
local education institutions is likely, given a growing population, but this is unlikely to
impinge on the supply of employment land and premises.

10.75 Uses that may be located on active employment land are likely to include gyms,
small scale medical and veterinary clinics, petrol filling stations and food outlets.
Depending on decisions made around the relevant Belper sites, the general loss of
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employment land to non B-Class uses (additional to sites already accounted for in
this study) could be between 3 and 10 ha over the period. This likely loss is
accounted for within the five-year buffer of additional take up applied to needs
calculations, as described above.
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11.0

RECOMMENDATIONS
Introduction

11.1

This section sets out the consultants’ recommendations arising from the Employment
Land Assessment. The recommendations in this report have had full regard to the
requirements of the NPPF to encourage and deliver growth through the planning
system. It updates and supersedes Amber Valley’s previous Employment Land
Studies.

Employment Land Supply

Recommendation 1 – Employment Land Provision Definition
11.2

The NPPF does not define employment land provision within the main document.
However, Annex 2 defines economic development as “development, including those
uses within the B use classes, public and community uses and main town centre
uses (but excluding housing development)”.

11.3

For the purpose of this study, the current available land supply in Amber Valley is
defined as 19 sites as at 31st March 2016. These total 98.50 ha and are identified in
Section 6.0 Table 32. Employment land site proformas for the 19 sites are included
within Appendix 3.

Recommendation 2 – Employment Areas to be Retained
11.4

The NPPF provides the opportunity for Amber Valley Borough Council to identify ‘key
employment sites’ that are considered to significantly contribute to the Borough’s land
supply for B-Class uses. It enables these to be safeguarded for B-Class uses and
other employment uses which achieve economic enhancement without detrimental
impact to either the site or the wider area. Based on this Study’s grading of
Employment Areas, the following locations are above average in quality and could be
designated as ‘key’ sites:
•

Cotes Park IE, Alfreton (Incorporating Alfreton Trading Estate)

•

Alfreton IE/Thornton Park, Alfreton

•

Denby Hall Business Park

•

Codnor Gate IE, Ripley

•

Heage Road IE, Ripley
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11.5

•

Chrysalis Business Park/Langley Bridge Industrial Estate, Langley Mill

•

Access 26, Langley Mill.

Within these areas, only applications for B-Class use should generally be permitted.
Non-B Class uses should only be allowed if an applicant can demonstrate
exceptional circumstances and that the proposals will not have a significant adverse
impact on surrounding local uses. It is accepted that on rare occasions some
exceptions may have to be made, for example to boost the complimentary services
offer in Cotes Park/Alfreton Trading Estate. Such development should however not
prejudice the efficient and effective uses of the remainder of the employment area.

11.6

General retail uses should not normally be supported on employment areas unless
justified by exceptional circumstances and clearly ancillary to the main B-Class uses.
Where alternative uses are considered, the general priority should be linked uses
such as car showrooms, tyre and exhaust centres, or trade counters, providing the
employment areas have good access to a range of sustainable transport options.

11.7

Where non-B Class uses are proposed for, or within, such areas then the Council
should require the applicants to demonstrate that:
•

The site/premises are no longer suitable or reasonably capable of being
redeveloped for employment purposes, and

•

The site/premises has been proactively marketed for employment purposes
for a reasonable period of time (a minimum of twelve months) at a reasonable
market rate (i.e. rent or capital value) as supported through a documented
formal marketing strategy and campaign, or

•

There will be a significant community benefit which outweighs the impact of
losing the employment site/premises.

11.8

At Appendix 9, Developer Marketing Standards are set out that provide the template
for delivering the evidence that premises or sites have been appropriately marketed
without success. Whilst these are primarily directed at B-Class use situations, they
are equally applicable to other property types, e.g. public houses, community
facilities, etc.

Recommendation 3 – Sites Not Deliverable for Primarily B-Class Schemes
11.9

In Section 6.0, Amber Valley’s baseline land supply was reviewed in detail. The
research identified a number of employment sites which do not appear to be viable
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and deliverable for B1/B2/B8 uses. It is therefore not recommended that they be
retained as employment sites in the equivalent policy to ER3, in the next Local Plan.
The sites are:
•

Site 3: Cotes Park East, Somercotes (11.26 ha) – Based on site constraints,
location, access issues and owner aspirations

•

Site 17: Off Cotes Park Lane, Cotes Park West, Somercotes (0.51 ha) – Land is
landlocked, with no obvious access point and largely covered by trees.

•

Site 19: Keys Road, Alfreton Trading Estate (0.47 ha) – Land now in active use
by occupier

•

Site 11: Adams Close, Heanor Gate Industrial Estate (2.17 ha) – Area appears in
full use by current occupiers

•

Site 7: Nottingham Road, Ripley (5.40 ha) – Land now lost to housing and
recreation uses.

11.10 This recommendation should not be taken to preclude the possibility that some sites,
notably Site 3: Cotes Park East, could ultimately be brought forward for a mix of uses
including B1/B2/B8 options.

11.11 Site 6: Taylor Lane, Loscoe (9.83 ha) remains unconstrained, flexible and deliverable
employment land, even if owner aspirations are clearly for housing. It is for the Local
Planning Authority to consider the value of this site for B-Class uses against the
merits of its inclusion in the major housing scheme currently seeking consent. The
view of the study is that while Amber Valley has a sufficient employment land surplus
to support a change of use on this land, particularly if the Local Plan period 20182028 only is considered, the loss of Site 6 would leave Heanor/Langley Mill with a
very limited forward land supply and a strong dependence on schemes in adjacent
Broxtowe and Erewash. The loss of 9.83 ha of industrial land may also result in
shortfalls of specifically B2/B8 sites, when need is measured over a 15-year period to
2033.
11.12 Site 5: Bullsmoor, Belper (7.76 ha) is now subject to a mixed use planning application
that would see around half the site delivered for B-Class uses, supporting a
neighbouring major employer. The remaining land will be developed for higher value,
enabling uses. Without endorsing the specific planning application to be determined,
this general approach is recommended as a logical way forward to achieve delivery
on a constrained site which may not otherwise be deliverable.
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Recommendation 4 – Future Employment Land Provision
11.13 The identified realistic land supply of 68.84 ha, at 31st March 2016, adjusted to a
2018 position, is sufficient to meet needs over the period 2018-2028 even if a buffer
of five years further is included to allow for further supply losses over the plan period.
It is also sufficient to meet needs to 2033, again with a buffer added.

11.14 The forecasts of industry sector activity (jobs), suggest even greater land surpluses
exist, in the order of 75.42 ha to 2028 and 83.14 ha to 2033.

11.15 However, BE Group does not recommend that the economic forecasts be the basis
for defining employment land provision up to 2028 and 2033. This is because the
forecasts represent the absolute minimum amount of land required to accommodate
the activities of different industry sectors. Other issues include:
•

That within sectors expected to decline (particularly manufacturing) there will
still be businesses that will grow and expand

•

That there will be local market churn

•

That there will be need to maintain a choice of supply by size, type, location
and quality of sites and premises for businesses at differing levels of their
maturity

•

That there should be a continuing forward supply to accommodate site
development beyond 2033

•

The level and nature of the existing employment land supply at 31st March
2016.

11.16 It is therefore recommended that Amber Valley Borough Council use the roll
forward of historic take-up as the main measure of Amber Valley’s future land
need for the period up to 2028 and 2033. This indicates a need of 40.50 ha to
2028 and 54.00 ha to 2033 (incorporating a five-year buffer for each).

11.17 Measured against the Borough’s current supply, and allowing for completions
over 2016-2018, there is sufficient land currently available, across the Borough,
to meet the identified needs.

11.18 Amber Valley’s previous take up and realistic supply can be split by the main
employment use classes – B1(a, b, c), B2, B8. Table 63 applies the same
proportionate split to the current land supply surplus, to 2028 and 2033, and shows
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that Amber Valley has a surplus of land across all the relevant use classes, albeit
quite a small one to 2033.

Table 63 – Supply Surplus, Split by Use Class, ha
Use Class (Percentage Split, percent)
Surplus

B2

B8

Mixed

Total (ha)

B1(a)

B1(b)

B1(c)

2018-2028

4.85

-

5.97

12.12

-

22.94

2018-2033

3.59

5.55

0.30

-

9.44

Source: AVBC/BE Group, 2016

11.19 However in reality, modern companies frequently require a mix of office, industrial
and storage space, tailored to their individual needs. The full range of needs which
may emerge cannot be predicted in advance and indeed the requirements of
companies change as they grow. Demand from different sectors will also fluctuate
over the lifetime of the Local Plan. Thus policy should avoid proscriptions on what BClass uses can or cannot locate on employment sites, unless there are specific
environmental reasons for excluding some uses, such as the proximity of land to
housing.

Recommendation 5 – Protecting Key Local Plan Employment Sites
11.20 The needs calculations above show that Amber Valley has a reasonable supply
surplus to 2028 and a more modest surplus to 2033. Figures also provide for a buffer
of 13.50 ha (five-years further supply) to allow for some further losses to other uses,
as well as an ongoing supply after 2028 or 2033. There is thus a reasonable degree
of flexibility in Amber Valley’s employment land supply, against projected needs.
However, it still needs to be recognised that there are key sites in the Borough’s
supply which remain fundamental to meeting economic needs.

11.21 In the north of the Borough, Site A: Lily Street Farm, Derby Road, Swanwick will be
key both for meeting local needs and attracting inward investment into Amber
Valley’s share of the key A38/M1 Corridor. Delivery of Site 1: Cinderhill, Denby will be
key for meeting needs across the Borough, and around Ripley, Belper and Heanor
specifically. This will be especially true when the remaining land at Denby Hall is
taken up. 30 ha of B-Class land is currently identified at Cinderhill. While there is
some flexibility in this, the loss of a significant portion of this employment site, to
other uses, in any development scheme would impact on supply surpluses.

A39(e)/Final Report/August 2016/BE Group

156

Employment Land Need Study
Amber Valley Borough Council

11.22 Protection of the remaining undeveloped employment land for B1/B2/B8
development, particularly key sites, thus needs to be considered a policy
priority. Further losses in the land supply, to alternative uses, should be
resisted.

Recommendation 6 – Providing for Local Needs
11.23 In addition, while Amber Valley does have sufficient land overall to meet needs, there
is a lack of choice in terms of development options in most of the main towns and
potential

supply

gaps

over

the

Plan

period.

Accordingly,

the

following

recommendations are made:

11.24 Alfreton/Somercotes – Given the limited supply of readily available local
employment sites within the core Cotes Park/Alfreton Trading Estate area of
the A38 Corridor, opportunities to provide small scale, readily deliverable
development sites are encouraged. Evidence to date suggests that substantial
take-up of Site A: Lily Street Farm, Derby Road, Swanwick is likely before the
end of the Local Plan period. Given the importance of this scheme to Amber
Valley, consideration should be given to where a successor site could be
provided for.

11.25 Belper – Excluding Site 5: Bullsmoor, there are now no available sites in the
town while delivery at nearby Cinderhill is still some years away. Accordingly,
the provision of small, scale local employment opportunity sites, which could
be brought forward early in the Local Plan period, is encouraged. These should
look to take advantage of the brownfield regeneration opportunities which
remain in the town.
11.26 Heanor/Langley Mill – The loss of Site 6: Taylor Lane, Loscoe, should it occur,
would leave Heanor/Langley Mill with a very limited remaining land supply. It is
recognised that, in addition to Cinderhill, the town is accessible to employment
opportunities

in

neighbouring

authorities,

notably

adjacent

Eastwood,

Broxtowe. However, opportunities to provide small sites in the Heanor/Langley
Mill area, to meet immediate local needs, should still be encouraged.
11.27 Ripley – Ripley has been well served by Denby Hall, but completion here is
likely quite early in the Local Plan period. After that there will again be heavy
dependence on Cinderhill and sites in neighbouring local authority areas.
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However, a strong local opportunity exists at the Butterley Brick site, which
can also support Heanor/Langley Mill. Reflecting the site’s inclusion in the
adopted Ripley Neighbourhood Plan for employment and sports uses, the
encouragement and support for proposals for B1/B2/B8 uses on at least a
portion of the site is recommended to meet local shortfalls.

Recommendation 7 – Future Reviews
11.28 This report has shown how market conditions in Amber Valley have changed in only
the three years since the completion of the last HMA wide Employment Land Study.
In addition, conditions remain uncertain on a number of the Borough’s larger
employment sites. In view of these factors, as was recommended in the 2008 HMA
Study, Amber Valley should review its employment land portfolio at intervals of
around five years.

Recommendation 8 – Maintain Awareness of External Influences
11.29 As a first point, Amber Valley Borough Council must recognise its role, together with
its neighbours, in developing the economy of its FEMA. In this respect, they are
interconnected, to varying degrees, on a number of levels.

11.30 In terms of labour movements, Amber Valley clearly has interrelated issues with
Derby and Nottingham. However, perhaps the strongest links are with local authority
areas to the east – Bolsover, Ashfield and Erewash. In particular it is likely that
schemes in these local authority areas will help meet the needs of Heanor, Ripley
and to a lesser degree Belper. In the north, Site A: Lily Street Farm will be in
competition with other schemes on the A38/M1 Corridor area for both inward
investment opportunities and more local expansions and relocations. Accordingly, a
high level of joint working between these authorities and Amber Valley Borough
Council is advisable.
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Appendix 1 – List of Consultees

Amber Precast
Amber Valley Borough Council
Ashfield District Council
BASF
Bolsover District Council
Broxtowe Borough Council
Chromalloy
Clowes Developments
Commercial Property Partners
Cullum Detuners
D2N2
Denby Pottery
Derby City Council
Derbyshire County Council
Derbyshire Dales District Council
DHL (NHS Supply Chain)
Easibind
East Midlands Chamber of Commerce
Erewash Borough Council
FHP
George Hallam and Sons
Gladsby Nichols
Heanor Gate Management Association
Interserve Construction Services
Kirk Langley Parish Council
Lubrizol
Manthorpe Engineering
Marketing Derby
Mining Machinery Development
NHS Community Health Partnership (North Derbyshire), Strategic Estates Planning Service
North East Derbyshire District Council
Nottingham City Council
Owen Taylor and Sons
Skills Leisure
Storm DFX
Tesla Exploration International
Thorntons
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Appendix 2 – Amber Valley Vacant Property Schedules
Table A2.1 – Schedule of Industrial Premises
Industrial
Property

Settlement

Tenure

Quality

Size, Sqm

(Former Mohawk warehouse) High
Holborn Road, Codnor Gate Industrial
Estate

Ripley

Either

Moderate

9,995

Birchwood Way

Alfreton/
Somercotes

Freehold

Good

6,569

Unit 5, Amber Business Centre, Green
Hill Lane, Riddings

Alfreton/
Somercotes

Leasehold

Moderate

3,757

West Way, Cotes Park Industrial Estate

Alfreton/
Somercotes

Either

Good

2,753

Warehouse, Brittain Drive, Codnor Gate
Industrial Estate

Ripley

Either

Moderate

2,269

Birchwood Way

Alfreton/
Somercotes

Leasehold

Moderate

1,507

Unit 6, Amber Business Centre, Green
Hill Lane, Riddings

Alfreton/
Somercotes

Leasehold

Moderate

1,342

Warehouse, Asher Lane Business Park,

Ripley

Leasehold

Moderate

1,277

Unit 24.1, Amber Business Centre,
Green Hill Lane, Riddings

Alfreton/
Somercotes

Leasehold

Moderate

1,157

Ripley Glass Premises, Park Road

Ripley

Freehold

Moderate

757

Unit 1B Monk Road Industrial Estate

Alfreton/
Somercotes

Leasehold

Moderate

481

Unit 4, Peasehill Road

Ripley

Leasehold

Moderate

417

Workshop, Heanor Road, Loscoe

Heanor

Leasehold

Good

365

Unit 8, Ecclesbourne Park Industrial
Estate, Cotes Park Road

Alfreton/
Somercotes

Leasehold

Moderate

277

Unit 8, Ecclesbourne Park Industrial
Estate Clover Nook Road, Cotes Park

Alfreton/
Somercotes

Leasehold

Good

250

Workshop 3, Intakes Lane, Turnditch

Belper

Leasehold

Budget

202

Unit 1, Derwent Business Park, Heage
Road, Ripley

Ripley

Leasehold

Good

200

36 Brook House, Asher Lane

Ripley

Leasehold

Budget

173

Unit 6, Langley Park Industrial Estate,
North Street,

Langley Mill

Leasehold

Moderate

151

Unit 4, Delves Road, Heanor Gate
Industrial Estate

Heanor

Leasehold

Good

107

Source: BE Group, 2016
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Table A2.2 – Schedule of Office Premises
Office
Property

Settlement

Tenure

Quality

Size, Sqm

Ground Floor, East Mill, Strutt Riverside
Mills, Bridge Foot

Belper

Leasehold

Budget

1,858

Building D, Firs Works, Heage Firs,

Nether Heage

Leasehold

Moderate

1196

Part Ground Floor, East Mill, Strutt
Riverside Mills, Bridge Foot

Belper

Leasehold

Budget

707

14 Shirley Road

Ripley

Freehold

Good

439

Ground Floor, Strutt House, Strutt
Riverside Mills, Bridge Foot
3i, East Mill, Strutt Riverside Mills,
Bridge Foot
3h, East Mill, Strutt Riverside Mills,
Bridge Foot
3a, East Mill, Strutt Riverside Mills,
Bridge Foot

Belper

Leasehold

Good

359

Belper

Leasehold

Budget

358

Belper

Leasehold

Budget

348

Belper

Leasehold

Budget

322

Ground Floor (Front Suite), Victoria
Place, Victoria Road

Ripley

Freehold

Moderate

315

First Floor, Victoria Place, Victoria
Road

Ripley

Freehold

Moderate

292

Unit 1, Swanwick Court

Leabrooks

Leasehold

Good

276

2a, 2c & 2d North Mill, Strutt Riverside
Mills, Bridge Foot

Belper

Leasehold

Moderate

275

1 Bramble Way, Clovernook Industrial
Estate, Somercotes

Alfreton/
Somercotes

Leasehold

Moderate

263

First Floor, Strutt House, Strutt
Riverside Mills, Bridge Foot

Belper

Leasehold

Good

256

Suite 2, Part A, East Mill, Strutt
Riverside Mills, Bridge Foot

Belper

Leasehold

Budget

255

55/57 Mansfield Road, Alfreton Road

Alfreton/
Somercotes

Leasehold

Moderate

250

The Old Registry, Derby Road

Belper

Leasehold

Moderate

246

Suite 2a & Part B, East Mill, Strutt
Riverside Mills, Bridge Foot

Belper

Leasehold

Budget

238

Unit 1, Sitwell Business Centre, Heage
Road
3b, East Mill, Strutt Riverside Mills,
Bridge Foot

Ripley

Leasehold

Good

220

Belper

Leasehold

Budget

206

204, East Mill, Strutt Riverside Mills,
Bridge Foot

Belper

Leasehold

Budget

202

Unit 3 Key Point Officevillage, Keys
Road

Alfreton/
Somercotes

Leasehold

Good

181

Ground Floor & First Floor, Church
Street

Ripley

Freehold

Good

162

Former Connexions Building, King
Street

Alfreton/
Somercotes

Freehold

Good

150

Ground Floor (Back Suite), Victoria

Ripley

Freehold

Moderate

124
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Office
Property

Settlement

Tenure

Quality

Size, Sqm

Place, Victoria Road
Suite 14, Jubilee House, 1a Nottingham
Road

Ripley

Leasehold

Moderate

121

205, East Mill, Strutt Riverside Mills,
Bridge Foot

Belper

Leasehold

Budget

114

213, East Mill, Strutt Riverside Mills,
Bridge Foot

Belper

Leasehold

Budget

95

3c, East Mill, Strutt Riverside Mills,
Bridge Foot

Belper

Leasehold

Budget

92

46-48 King Street

Belper

Leasehold

Moderate

91

Office13, Jubilee House, 1a
Nottingham Road
2b North Mill, Strutt Riverside Mills,
Bridge Foot
Office 8,9,10 & 11, Jubilee House, 1a
Nottingham Road
Suite 15, Jubilee House, 1a Nottingham
Road
Second Floor. 41a Kilbourne Road

Ripley

Leasehold

Moderate

91

Belper

Leasehold

Moderate

89

Ripley

Leasehold

Moderate

86

Ripley

Leasehold

Moderate

78

Belper

Leasehold

Budget

76

Pavilion Cottage, Butterley Grange

Ripley

Leasehold

Good

74
69

Suite 1, Jubilee House, 1a Nottingham
Road

Ripley

Leasehold

Moderate

207, 208 & 209, East Mill, Strutt
Riverside Mills, Bridge Foot

Belper

Leasehold

Budget

66

Office 5, Jubilee House, 1a Nottingham
Road
Suite 9a Corner House, 2 Albert Road

Ripley

Leasehold

Moderate

61

Ripley

Leasehold

Moderate

53

Grosvenor Road

Ripley

Leasehold

Moderate

52

3e, East Mill, Strutt Riverside Mills,
Bridge Foot

Belper

Leasehold

Budget

51

S6, Bradgate House, Derby Road

Heanor

Leasehold

Moderate

50

Unit 6, Heanor Small Business Centre

Heanor

Leasehold

Good

48

Unit 14, Heanor Small Business Centre

Heanor

Leasehold

Good

48

212, East Mill, Strutt Riverside Mills,
Bridge Foot

Belper

Leasehold

Budget

47

3d, East Mill, Strutt Riverside Mills,
Bridge Foot

Belper

Leasehold

Budget

46

First Floor, Corner House, Albert Road

Ripley

Leasehold

Moderate

45

S1, Bradgate House, Derby Road

Heanor

Leasehold

Moderate

44

S3, Bradgate House, Derby Road

Heanor

Leasehold

Moderate

44

S4, Bradgate House, Derby Road

Heanor

Leasehold

Moderate

44

Office 4, Jubilee House, 1a Nottingham
Road
3f & Part 3e, East Mill, Strutt Riverside
Mills, Bridge Foot

Ripley

Leasehold

Moderate

43

Belper

Leasehold

Budget

41
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Office
Property

Settlement

Tenure

Quality

Size, Sqm

Office 6/7, Jubilee House, 1a
Nottingham Road

Ripley

Leasehold

Moderate

37

203, East Mill, Strutt Riverside Mills,
Bridge Foot

Belper

Leasehold

Budget

35

Upper Ground Floor, Strutt House,
Strutt Riverside Mills, Bridge Foot

Belper

Leasehold

Good

35

S2, Bradgate House, Derby Road

Heanor

Leasehold

Moderate

34

Suite, The Genesis Centre, King Street

Alfreton/
Somercotes

Freehold

Good

34

3c North Mill, Strutt Riverside Mills,
Bridge Foot
Office 2, Marshall House Business
Centre, Heanor Gate Road
5a & 5b North Mill, Strutt Riverside
Mills, Bridge Foot
5g North Mill, Strutt Riverside Mills,
Bridge Foot
Penthouse, North Mill, Strutt Riverside
Mills, Bridge Foot

Belper

Leasehold

Moderate

31

Heanor

Leasehold

Good

28

Belper

Leasehold

Moderate

28

Belper

Leasehold

Moderate

28

Belper

Leasehold

Moderate

25

211, East Mill, Strutt Riverside Mills,
Bridge Foot

Belper

Leasehold

Budget

22

5l North Mill, Strutt Riverside Mills,
Bridge Foot
4o North Mill, Strutt Riverside Mills,
Bridge Foot
5h North Mill, Strutt Riverside Mills,
Bridge Foot
5o North Mill, Strutt Riverside Mills,
Bridge Foot
Office 3, Marshall House Business
Centre, Heanor Gate Road

Belper

Leasehold

Moderate

21

Belper

Leasehold

Moderate

19

Belper

Leasehold

Moderate

19

Belper

Leasehold

Moderate

19

Heanor

Leasehold

Good

18

201, East Mill, Strutt Riverside Mills,
Bridge Foot

Belper

Leasehold

Budget

17

4f North Mill, Strutt Riverside Mills,
Bridge Foot
Office 3, Jubilee House, 1a Nottingham
Road
Office 4, Marshall House Business
Centre, Heanor Gate Road
Office 5, Marshall House Business
Centre, Heanor Gate Road
4p North Mill, Strutt Riverside Mills,
Bridge Foot
Suite 7 Corner House, 2 Albert Road

Belper

Leasehold

Moderate

17

Ripley

Leasehold

Moderate

16

Heanor

Leasehold

Good

16

Heanor

Leasehold

Good

16

Belper

Leasehold

Moderate

16

Ripley

Leasehold

Moderate

16

210, East Mill, Strutt Riverside Mills,
Bridge Foot

Belper

Leasehold

Budget

15

5n North Mill, Strutt Riverside Mills,
Bridge Foot
5d North Mill, Strutt Riverside Mills,
Bridge Foot
5e North Mill, Strutt Riverside Mills,

Belper

Leasehold

Moderate

15

Belper

Leasehold

Moderate

14

Belper

Leasehold

Moderate

14
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Office
Property
Bridge Foot
5r North Mill, Strutt Riverside Mills,
Bridge Foot
Office 12, Jubilee House, 1a
Nottingham Road
Office 2, Jubilee House, 1a Nottingham
Road

Settlement

Tenure

Quality

Size, Sqm

Belper

Leasehold

Moderate

14

Ripley

Leasehold

Moderate

13

Ripley

Leasehold

Moderate

12

Source: BE Group, 2016
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Appendix 3 – Employment Site Proformas
Alfreton/Somercotes
Site Ref: Name
Owner

3 (County Council Ref: A0101804/5/7): Cotes Park East, Somercotes
Clowes Developments (main site)/Private Individuals (western site)

Agent(s)
Size, ha

FHP
11.26

Market
Availability

On the market, for sale or to let, for design and build opportunities of
1000-13,000 sqm. Indicative masterplan shows four units:
• B1/B2 – 1,000 sqm
• B1/B2 – 2,000 sqm
• B2 – 10,000 sqm
• B8 – 13,000 sqm.
Allocated for B-Class use – Existing Local Plan Policy ER3
AVA/2009/0318 – Outline permission for B1/B2/B8 uses. Extension of
time to submit a Reserved Matters application, for up to three years, to
February 2017 was secured in 2014 (AVA/2013/0021).
Main landowner is seeking residential uses on this site
Trees on site
Footpath passes along the edge of the sites
Behind housing and allotments
Uneven in places
Waste sites to the north and east
Main access point is on tight bend in Birchwood Lane
Site separated from main Cotes Park Employment Area by various
waste/open storage sites
Some ecological issues, including bats
Site split into two sites, with the smaller western site (approx. 0.28 ha)
comprising an irregularly shaped, linear plot, tightly bound by woodland
and footpath to the west, Hanson Cement site to the north and
allotments to the east. In principle, the land could be accessed from
Birchwood Way, but in practice, the small size, irregular shape and
constrained nature of the land appear to render it undevelopable for
relevant uses.

Planning

Proposal
Constraints

Comments

Likely
Development
Potential
Serviced
Availability,
years

Generally, the larger site is constrained and separated from other
employment uses at Cotes Park. It does not represent a strong
development site for B1/B2/B8 premises, and could be considered for
other uses.
Non B-Class

No
Assume not developable for B-Class use
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Site Ref: Name
Owner

9 (County Council Ref: A0100714): Hockley Way, Alfreton Trading
Estate
Peveril Securities

Agent(s)
Size, ha
Market
Availability
Planning

1.70
Available

Proposal

-

Constraints

Raised site
Trees onsite

Comments

Previous interest from two nearby industrial businesses. Also interest
from a retailer for part of the site.
Site adjoins the main service area for Cotes Park, including two fast
food restaurants. The availability of appropriate services within the
Employment Area is important for its functioning and market
attractiveness. While A1 retail may not be appropriate here, other
proposals to enhance the employment area service offer should,
subject to other planning considerations, be supported.
B2/B8 (primarily)

Likely
Development
Potential
Serviced
Availability,
years

Allocated for B-Class use – Existing Local Plan Policy ER3

No
1-5
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Site Ref: Name
Owner
Agent(s)
Size, ha
Market
Availability
Planning

10 (County Council Ref: A0100718): Off Wimsey Way, Alfreton
Trading Estate
Derbyshire County Council
1.88
Not available
Allocated for B-Class use – Existing Local Plan Policy ER3

Proposal

Owner may consider selling this land.

Constraints

Backland site
Trees onsite
Protected land to the south (Policy EN5), Sleetmoor Wood

Comments

Backland site. While access from Wimsey Way is deliverable via a
strip of land between Units 5b and 6, this is not a desirable location for
businesses which require a prominent position on the road network.
B2/B8

Likely
Development
Potential
Serviced
Availability,
years

No
11-12
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Site Ref: Name
Owner
Agent(s)
Size, ha
Market
Availability
Planning
Proposal
Constraints

Comments
Likely
Development
Potential
Serviced
Availability,
years

12 (County Council Ref: A0100915B): Off Cotes Park Lane, Cotes Park
West, Somercotes
Birchwood Concrete
2.09
Not available
Allocated for B-Class use – Existing Local Plan Policy ER3
Held as expansion land by owner. No current plans for development.
Backland site
Trees onsite
Local Nature Reserve to the south (Policy EN14), Pennytown Ponds
Could only easily be developed by adjacent users.
B2/B8

No
11-12
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Site Ref: Name
Owner
Agent(s)
Size, ha
Market
Availability
Planning
Proposal
Constraints

Comments

Likely
Development
Potential
Serviced
Availability,
years

13 (County Council Ref: A0101004): Charity Road, Amber Business
Centre, Riddings
Commercial Estates Group
FHP
1.33
Available
Allocated for B-Class use – Existing Local Plan Policy ER3
Raised land
Trees onsite
Rear access road to existing occupier in north passes through site
In Consultation Zone for Hazardous Substances (Policy EN19).
Could represent a modest expansion opportunity for Amber Business
Centre, but demand is felt unlikely to support such a scheme at this
time. Existing access road through the site is also a constraint, but
may permit the land to be developed for the expansion of
neighbouring businesses, if needed.
B2/B8

No
11-12
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Site Ref: Name
Owner
Agent(s)
Size, ha
Market
Availability
Planning
Proposal
Constraints

Comments

Likely
Development
Potential
Serviced
Availability,
years

17 (County Council Ref: A0100914C): Off Cotes Park Lane, Cotes Park
West, Somercotes
Derbyshire County Council
0.51
Not available
Allocated for B-Class use – Existing Local Plan Policy ER3
Backland site
No access point
Largely covered in trees
Allocated for B-Class use – Existing Local Plan Policy ER3.
Land is landlocked, with no obvious access point. Could only be used by
adjacent businesses. Also much of south and west is covered by trees.
Thus this does not appear to be a developable site.
-

No
Assume will not be brought forward at any time.

A39(e)/Final Report/August 2016/BE Group

Appendix 3 – Page 6

Employment Land Need Study
Amber Valley Borough Council

Site Ref: Name
Owner
Agent(s)
Size, ha
Market
Availability
Planning

19 (County Council Ref: A0100710): Keys Road, Alfreton Trading
Estate
Indigo Furniture
0.47
Not available
Within a Business and Industrial Area (Policy ER4)

Proposal
Constraints
Comments

Site comprises property and yard space, in active use by Indigo
Furniture. Does not appear to be a viable development site.

Likely
Development
Potential
Serviced
Availability,
years

N/A

Yes
Assume will not be brought forward at any time.

A39(e)/Final Report/August 2016/BE Group

Appendix 3 – Page 7

Employment Land Need Study
Amber Valley Borough Council

Site Ref: Name
Owner
Agent(s)
Size, ha
Market
Availability
Planning
Proposal
Constraints
Comments
Likely
Development
Potential
Serviced
Availability,
years

21 (County Council Ref: A0100514A): Meadow Lane Industrial Estate,
Alfreton
Private individuals
0.10
Not available
Allocated for B-Class use – Existing Local Plan Policy ER3
-.
In active use for lorry parking. No short-medium term development
plans.
B2/B8

No
11-12
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Site Ref: Name

1 (County Council Ref: A0302602): Cinderhill, Denby

Owner

Nine owners across the broader mixed use area. Generally, link to two
separate development consortia

Agent(s)

Commercial Estates Group/Marrons Planning

Size, ha

30.00

Market
Availability
Planning

Not available

Proposal

There remains continuing interest from landowners/prospective
developers in bringing forward a large-scale mixed use development
here, including new housing and employment development
Strategic proposals may require a new junction on the A38.
Areas of contaminated land on the site, notably the Killis Tar Pits, east of
the A38
Remains of opencast mine workings on site
Areas of woodland cross the site
Stream, Bottle Brook, crosses the eastern site, incorporating some
Flood Risk (Zone 2 and 3) areas
Footpaths cross the site
Farm buildings, including Park Hall, on the site
Disused railway passes through the south east of the site (Policy TP8).
Discussions on how this site could be brought forward are ongoing

Constraints

Comments
Likely
Development
Potential
Serviced
Availability,
years

Land east of the A38 is allocated as a mixed-use site in the current
Local Plan, for housing and employment – Policies ER2, H1b
Land west of the A38 and in the north of the site represents an
amendment to the Green Belt – Policy EN2
Land in the south east of the site is subject to a refused application for
housing which is the subject of an ongoing appeal.

B1/B2/B8

No
6-10
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Belper
Site Ref: Name

5 (County Council Ref: A0302102): Bullsmoor, Belper

Owner

Bullsmoor Developments (Bowmer and Kirkland)

Agent(s)

Signet Planning (WYG Planning Ltd)

Size, ha

7.76 (reduced to 3.80 ha under current, unconsented proposals)

Market
Availability
Planning

Not available

Proposal

Employment proposal is for 6,000 sqm of B1/B8 floorspace, on 3.80
ha, for the manufacture/assembly of heating appliances/boilers and
parts, offices (non-ancillary), the storage and distribution of heating
appliances/boilers and parts, and for any other use or uses within
Class B1 and/or B8. Space would be primarily for the use of adjacent
occupier Valliant
Access would be through the Valliant facility to Nottingham Road.
Access currently limited to a small entrance on Kilburn Road. Access
options, independent of the Valliant facility is limited by third party
ownerships
Site uneven in places
Watercourses cross the site
Footpaths cross the site
Trees onsite
Some ecological issues.
The current outline proposals, if consented, would result in a 50
percent reduction in employment land provision, to 3.80 ha, on the
only remaining employment site in Belper town. However, reflecting
the site’s constraints and backland nature, this mixed-use option does
represent a realistic option for securing delivery on this land. It also
reflects the fact that Valliant represent the logical end user of the land.
B2/B8 (plus ancillary B1(a))

Constraints

Comments

Likely
Development
Potential
Serviced
Availability,
years

Allocated for B-Class use – Existing Local Plan Policy ER3
Within the Derwent Valley Mills World Heritage Site Buffer Zone, any
development would need to be of a quality reflecting this.
Peveril Homes and Vaillant Group UK have recently submitted an
Outline planning application (App. No. AVA/2016/0754) for a
maximum of 150 dwelling, public open space and employment floor
space.

No
1-5
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Site Ref: Name

6 (County Council Ref: A0902202): Taylor Lane, Loscoe

Owner

Strawsons

Agent(s)

Antony Aspbury Associates

Size, ha

9.83

Market
Availability
Planning

Not available

Proposal

Proposed for a strategic housing site, extending from this land, east to
the end of Bailey Brook Drive. The housing would be in two plots, in
the western and eastern margins of this site, with a country park in
between. Site 6 would accommodate up to 210 dwellings. Access
would be from Taylor Lane in the south, via the Employment Area.
Remediated site
Watercourse, Bailey Brook, crosses south of site (Zone 2 and 3 Flood
Risk area)
Footpaths cross the site
Trees onsite.
Site does represent a logical extension to Taylor Lane Industrial
Estate and the largest employment site remaining in Heanor.
However, there is also a need for housing options in the town
Accordingly, supply scenarios will be put forward in the Main Report,
which both include and exclude this site.
B2/B8

Constraints

Comments

Likely
Development
Potential
Serviced
Availability,
years

Allocated for B-Class use – Existing Local Plan Policy ER3
Site is subject to a major Outline application for up to 500 dwellings
together with vehicular accesses, open spaces and associated service
infrastructure (App. No. AVA/2014/0999).

No
1-5
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Heanor
Site Ref: Name

8 (County Council Ref: A0900305D/F/G): Amber Drive, Bailey Brook
Industrial Estate, Langley Mill

Owner

Skills Leisure

Agent(s)

DI Design Architecture

Size, ha

3.55

Market
Availability
Planning

Not available

Proposal

The further plans of the owner are unclear at this time
Much of the site is in Zone 2 or Zone 3 Flood Risk area, Bailey Brook
passes through the site in an underground culvert. Some land would
need to remain undeveloped as mitigation
Trees onsite.
-

Constraints

Comments
Likely
Development
Potential
Serviced
Availability,
years

Allocated for B-Class use – Existing Local Plan Policy ER3
A previous Reserved Matters consent for 35 dwellings (App.
Nos.AVA2005/1268 and AVA/2008/0016) has now lapsed.

B2/B8

No
11-12
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Site Ref: Name

11 (County Council Ref: A0900127): Adams Close, Heanor Gate
Industrial Estate

Owner

Selway Group

Agent(s)

DI Design Architecture

Size, ha

2.17 (actual site area appears to be 0.56 ha, based on planning
consent)

Market
Availability
Planning

Not available

Proposal

The further plans of the owner are unclear at this time
-

Constraints

Comments
Likely
Development
Potential
Serviced
Availability,
years

Within a Business and Industrial Area - Policy ER4
A previous Reserved Matters consent for 2179 sqm, B2 industrial
building has now lapsed (App. No AVA/2012/1159).

Area appears in full use by current occupiers. It is assumed this
scheme will not now come forward.
N/A

No
Assume will not be brought forward at any time.
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Site Ref: Name

20 (County Council Ref: A0900124): Slack Lane, Heanor Gate
Industrial Estate

Owner

Peveril Securities

Agent(s)

-

Size, ha

0.35

Market
Availability
Planning

Not available

Proposal

No development plans at this time
Largely covered in trees
At entrance to Shipley Country Park.

Constraints

Comments
Likely
Development
Potential
Serviced
Availability,
years

Within a Business and Industrial Area - Policy ER3

A small scale expansion plot for the adjacent, Derbyshire County
Council owned light industrial scheme, Slack Lane Industrial Estate.
B1(c)

Yes
11-12
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Ripley
Site Ref: Name

2 (County Council Ref: A0301701): Denby Hall, Denby

Owner

Sladen Estates (developer is Peveril Securities)

Agent(s)

CBRE, NRS, Innes England

Size, ha

3.86

Market
Availability
Planning

On the market

Proposal

Denby Hall Business Park is now well established with 19.3 ha of land
now taken up for larger B1/B2/B8 units, with occupiers including Deb,
Techno Cargo and HL Plastics.
Two plots remain in the south of the site, marketed for Design and
Build Warehouse options:
• Plot P80 – Proposed for a 7,479 sqm B2/B8 unit with 86 car
parking spaces
• Plot P120 – Proposed for a 11,148 sqm B2/B8 unit with 115 car
parking spaces.
Business park nearing capacity.

Constraints
Comments
Likely
Development
Potential
Serviced
Availability,
years

Allocated for B-Class use – Existing Local Plan Policy ER3
A portion in the south represents an amendment to the Green Belt
under Policy EN4
Seven consents, primarily for B1/B2/B8 uses, on this site, between
2006 and 2014.

B2/B8

Yes
1-5
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Site Ref: Name

7 (County Council Ref: A0302901): Nottingham Road, Ripley

Owner

Clowes Developments, Derbyshire County Council, Amber Valley
Borough Council, Private individual

Agent(s)

Peacock and Smith

Size, ha

5.40 (1.10 ha if land proposed for housing is removed)

Market
Availability
Planning

Not available

Proposal

Main owner intends to proceed with housing development on the bulk
of the site.
Other land likely to be used for recreation.
Trees onsite
Potential access issues onto A610 Nottingham Road
Based on the owner intentions it cannot be assumed that any B-Class
employment uses will be brought forward here.
N/A

Constraints
Comments
Likely
Development
Potential
Serviced
Availability,
years

Allocated for B-Class use – Existing Local Plan Policy ER3
Proposed highway improvement route down eastern side of site
(Policy TP13)
Outline consent to develop the whole site for B1, B2, B8 uses (App.
No. AVA/2008/0440). In October 2013 the time in which a Reserved
Matters application can be submitted was extended by five years, to
2018 (App. No. AVA/2013/0484)
4.30 ha now has Outline consent, subject to the signing of a Section
106 agreement, for 126 residential dwellings with new access from
Nottingham Road (App. No. AVA/2012/1086).

No
Assume will not be developed for B-Class uses
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Site Ref: Name

16 (County Council Ref: A0303101): Butterley Park, Ripley

Owner

Peveril Securities

Agent(s)

-

Size, ha

0.55

Market
Availability
Planning

Not available

Proposal

Some 0.17 ha in the south east of the site now developed as a
Premier Inn Hotel. No further proposals for development.
Trees onsite
Limited access available, along a narrow trach west of the hotel
Local Nature Reserve adjacent (Policy EN14), Carr Wood.
Remaining land could support a modest office development and does
retain some A610 frontage
However, site is in backlands in terms of the wider development area
and tightly bound by Carr Wood. Given adjoining uses, and location, a
further development for roadside services would appear more likely
here.
B1(a)

Constraints

Comments

Likely
Development
Potential
Serviced
Availability,
years

Allocated for B-Class use – Existing Local Plan Policy ER3

No
11-12
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Additional Sites
Site Ref: Name

A: Lily Street Farm, Derby Road, Swanwick

Owner

Peveril Securities

Agent(s)

Signet Planning

Size, ha

14.42

Market
Availability
Planning

Not available

Proposal

Constraints

Site has Outline consent (App. No. AVA/2014/1154) for up to 55,000
sqm of B-Class employment plus, a hotel (C1) (80 bedrooms’ max),
public house / restaurant (A4/A3) (1,250 sqm max), a creche (D1)
(600 sqm max), a local retail store (A1) (500 sqm max), a community /
medical plot (0.1 ha max), a maximum of 600 dwellings (C3), a
primary school (D1) (1.0 ha max), public open space, playing fields
(with changing rooms), highway and drainage infrastructure, and the
demolition of a dwelling and outbuildings.
Employment consent is for 55,000 sqm of employment floorspace
comprising B1 (20,000 sqm max), B2 (15,000 sqm max) and B8
(20,000 sqm max). Current masterplan indicates the B2/B8 space
would comprise four large units in the north west, fronting the A38. B1
space would be in seven units further east.
Two access points are proposed off Derby Road.
An indicative Phasing Plan has been produced which indicates that
access for the employment options will be completed in 2016/17, with
premises delivery continuing for the next three years, to 2019/20.
Trees onsite, some covered by TPOs
Farm buildings and a dwelling onsite
Low level ecological issues
Moderate contamination from past mining activity
Watercourse crosses the site.

Comments

-

Likely
Development
Potential

Split based on current masterplan:
• B1: 36 percent = 5.19 ha
• B2: 28 percent = 4.04 ha
• B8:36 percent = 5.19 ha
No
1-5

Serviced
Availability,
years
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Site Ref: Name

B: Shipley Lakeside, Shipley

Owner

Derbyshire County Council

Agent(s)

Waystone Developments are developer

Size, ha

1.27

Market
Availability
Planning

Not available

Proposal

Constraints

Comments
Likely
Development
Potential
Serviced
Availability,
years

Current Local Plan identifies the site as a Major Development Site in
the Green Belt (Policy EN3)
Proposed Multi-User Route passes around the edge of the site
Conservation Area to the north (policies EN26-EN28)
Site has Outline consent (App. No. AVA/2015/0403) for a mixed use
development of up to 307 residential units, retirement provision,
neighbourhood retail, business, leisure/assembly/training and garden
centre uses, pub and hotel/conference facility health and care uses
and landscape, ecological and amenity enhancements at the former
American Adventure Theme Park.
Site surrounds Shipley Lake
4,681 sqm of B1 floorspace is proposed on a 1.27 ha plot in the east
of the site, close to the Pit Lane entrance.
Surrounded by Shipley Country Park, with Woodside Local Nature
Reserve to the south
Theme Park infrastructure to be cleared
Multiple areas of contaminated land
Trees onsite
Footpaths pass around the edge of the site
Some ecological issues
Watercourses, feeding into Shipley Lake, pass across the site. Include
areas of Flood Risk (Flood Zone 3).
Scale of reclamation required suggests that delivery is only likely later
in the Local Plan period.
B1(a)

No
6-10
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A0101804/5/7 Cotes Park East Somercotes
A0100714
Hockley Way, Alfreton Trading Estate
A0100718
Off Wimsey Way, Alfreton Trading Estate
A0100915B
Off Cotes Park Lane, Cotes Park West Somercotes
A0101004
Charity Road, Amber Business Centre, Riddings
A0100914C
Off Cotes Park Lane, Cotes Park West, Somercotes
A0100710
Keys Road, Alfreton Trading Estate
A0100514A
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A0902202
A0900305D/F/G
A0900127
A0900124

Taylor Lane, Loscoe
Amber Drive, Bailey Brook IE, Langley Mill
Adams Close, Heanor Gate IE
Slack Lane, Heanor Gate IE

Size, ha
9.83
3.55
2.17
0.35
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2
7
16

DCC Ref

Name

A0301701
A0302901
A0303101

Denby Hall, Denby
Nottingham Road, Ripley
Butterley Park, Ripley

Size, ha
3.86
5.40
0.55
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Appendix 5 - Sites Scoring System
Location

Proximity to
Dual
Carriageway

Site adjacent to dual carriageway junction – score 10
Site ½ mile from junction – score 9
Site 1 mile from junction – score 8
For each further half mile distance from junction, reduce score
by one point, i.e. any site 5 miles or further from dual
carriageway scores zero.

Prominence

Site adjacent to, and visible from dual carriageway – score 10
Site adjacent to, and visible from other primary route – score 8
Site adjacent to, and visible from A road – score 6
Site has local prominence, e.g. within its industrial location –
score 4
Site located in ‘backlands’ – score 0

Public Transport

Site on a bus route and near to rail station – score 10
Site on a bus route – score 5
Limited public transport – score 0

Planning Status

If site has detailed planning status – score 10
If site has outline planning status – score 8
If site approved in the development plan – score 4
If site is available, subject to planning – score 1

Services Availability

If all services are provided and in place – score 10
If priority services are available with no abnormal costs – score
7
If all priority services are available, but with abnormal costs –
score 3
Some services are unavailable – score 0

Road Accessibility
(Reflects accessibility in
terms of business use)

In A38 corridor – score 10
Elsewhere in urban area – score 7
Remote or restricted HGV access – score 3

Constraints

May be physical, planning, or legal
Take a subjective view
If there are none – score 10

Environmental Setting

Subjective – good quality business park/greenfield location –
score 10
Moderate quality industrial estate – score 5
Poor quality industrial estate/in-fill location – score 2

Flexibility

In terms of site shape and ability to sub-divide to suit smaller
occupiers. Subjective, but consider the site within its
context/category. Score 10 if it is flexible, 0 if it is inflexible.

Availability

Site is available to develop in 0-1 years – score 10
Site is available to develop in 1-5 years – score 8
Site is available to develop in 6-10 years – score 4
Site is available to develop towards the end of the Local Plan
period (to 2028) in 11-12 years – score 2
Site is available to develop after the end of the Local Plan period
in 12+ years – score 0
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Appendix 6 - Amber Valley Employment Sites (Realistic Supply Only)
Revised
Size, ha

Site Ref
A

Site Name
Lily Street Farm, Derby Road, Swanwick

2 (County Council Ref: A0301701)

Denby Hall, Denby

14.42
3.86

1 (County Council Ref: A0302602)

Cinderhill, Denby

30.00

9 (County Council Ref: A0100714)

Hockley Way, Alfreton Trading Estate

1.70

6 (County Council Ref: A0902202

Taylor Lane, Loscoe

9.83

8 (County Council Ref: A0900305D/F/G)

Amber Drive, Bailey Brook IE, Langley Mill

3.55

16 (County Council Ref: A0303101)

Butterley Park, Ripley

0.55

21 (County Council Ref: A0100514A)

Meadow Lane IE, Alfreton

0.10

B

Shipley Lakeside, Shipley

1.27

10 (County Council Ref: A0100718)

Off Wimsey Way, Alfreton Trading Estate

1.88

13 (County Council Ref: A0101004)

Charity Road, Amber Business Centre, Riddings

1.33

20 (County Council Ref: A0900124)

Slack Lane, Heanor Gate IE

0.35
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Dual Carraigeway
Proximity
Prominence

Public
Transport

Planning
Status

Services
Availability

Road
Environmental
Accessibility Constraints
Setting

Flexibility Availability

Total

Market-led
Sub-Total

10

10

5

8

7

10

5

10

10

8

83

50

4

4

0

10

10

10

10

10

8

8

74

36

5

10

0

4

7

10

2

10

10

8

66

45

9

4

0

4

7

10

8

5

2

8

57

30

5

4

5

4

7

3

6

4

9

8

55

25

6

0

5

4

7

7

8

5

4

6

52

22

8

8

5

4

7

3

7

8

1

2

53

28

7

0

5

4

7

7

10

4

1

2

47

19

0

4

5

8

7

3

2

10

2

4

45

19

8

0

0

4

7

10

7

4

2

2

44

24

5

0

0

4

7

7

6

5

2

2

38

19

0

0

0

4

7

7

8

4

1

2

33

12
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Appendix 8 – Objectively Assessed Needs Forecast Calculations
This appendix details the calculations undertaken to convert jobs projections, for the three
forecast scenarios into land need projections.
Oxford Economics - 2018-2028
Sector

A:Agriculture, forestry and
fishing
B:Mining and quarrying

2018
Jobs
(,000)

2028
Jobs
(,000)

Jobs
Change
2018-2028
(,000)

Percentage
of staff
occupying
B1, B2, B8
Floorspace
(percent)

0.3

0.3

0.0

5

Net
Jobs

Floorspace
occupied
per person
(sqm)

Floorspace
Need,
sqm

12

-

0

0.1

0.1

0.0

-

-

-

-

11.7

10.5

-1.2

100

-1200

47

-56,400

D:Electricity, gas, steam and
air conditioning supply

0.1

0.1

0.0

26

0

12

0

E:Water supply; sewerage,
waste management and
remediation activities

0.5

0.5

0.0

26

0

12

0

F:Construction

5.5

5.9

0.4

26

104

12

1248

G:Wholesale and retail trade;
repair of motor vehicles and
motorcycles

7.9

8.0

0.1

-

-

-

-

H:Transportation and storage

3.8

3.9

0.1

48

48

70

3360

I:Accommodation and food
service activities

3.0

3.3

0.3

-

-

-

-

J:Information and
communication

1.0

1.2

0.1

100

100

12

1200

K:Financial and insurance
activities

0.4

0.4

0.0

100

0

12

0

L:Real estate activities

0.9

0.9

0.0

100

0

12

0

M:Professional, scientific and
technical activities

3.4

3.7

0.3

100

300

12

3600

N:Administrative and support
service activities

3.0

3.0

0.0

100

0

12

0

O:Public administration and
defence; compulsory social
security

2.1

2.0

-0.1

22

-22

12

-264

P:Education

5.0

5.1

0.1

22

22

12

264

Q:Human health and social
work activities

5.7

6.1

0.3

-

-

-

-

R:Arts, entertainment and
recreation

1.5

1.6

0.1

-

-

-

-

S:Other service activities

1.3

1.4

0.1

22

22

12

264

C:Manufacturing

Total
57.4
58.0
Source: Oxford Economics, 2016; HCA, 2015; BE Group, 2016

•
•

From sectors predicted to grow: 9,936 sqm – 2.55 ha (at 3,900 sqm/ha)
From sectors predicted to decline: 56,664 sqm – 14.53 ha (at 3,900 sqm/ha)
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Oxford Economics - 2018-2033
Sector

2018
Jobs
(,000)

2033
Jobs
(,000)

Jobs
Change
2018-2033
(,000)

Percentage
of staff
occupying
B1, B2, B8
Floorspace
(percent)

Net
Jobs

Floorspace
occupied
per person
(sqm)

Floorspace
Need,
sqm

A:Agriculture, forestry and
fishing

0.3

0.3

0.0

5

0

12

0

B:Mining and quarrying

0.1

0.0

0.0

-

-

-

-

C:Manufacturing

11.7

9.9

-1.9

100

-1900

47

-89,300

D:Electricity, gas, steam and
air conditioning supply

0.1

0.1

0.0

26

0

12

0

E:Water supply; sewerage,
waste management and
remediation activities

0.5

0.4

-0.1

26

-26

12

-312

F:Construction

5.5

6.1

0.6

26

156

12

1872

G:Wholesale and retail trade;
repair of motor vehicles and
motorcycles

7.9

8.0

0.1

-

-

-

-

H:Transportation and storage

3.8

3.9

0.1

48

48

70

3360

I:Accommodation and food
service activities

3.0

3.4

0.4

-

-

-

-

J:Information and
communication

1.0

1.2

0.2

100

200

12

2400

K:Financial and insurance
activities

0.4

0.4

0.0

100

0

12

0

L:Real estate activities

0.9

0.9

0.0

100

0

12

0

M:Professional, scientific and
technical activities

3.4

3.8

0.4

100

400

12

4800

N:Administrative and support
service activities

3.0

3.0

0.0

100

0

12

0

O:Public administration and
defence; compulsory social
security

2.1

1.9

-0.2

22

-44

12

-528

P:Education

5.0

5.2

0.2

22

44

12

528

Q:Human health and social
work activities

5.7

6.2

0.5

-

-

-

-

R:Arts, entertainment and
recreation

1.5

1.7

0.2

-

-

-

-

S:Other service activities

1.3

1.4

0.1

22

22

12

264

Total
57.4
57.8
Source: Oxford Economics, 2016; HCA, 2015; BE Group, 2016

•
•

From sectors predicted to grow: 13,224 sqm – 3.39 ha (at 3,900 sqm/ha)
From sectors predicted to decline: 90,140 sqm – 23.11 ha (at 3,900 sqm/ha)
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Oxford Economics - 1992-2016
Sector

1992
Jobs
(,000)

2016
Jobs
(,000)

Jobs
Change
1992-2016
(,000)

Percentage
of staff
occupying
B1, B2, B8
Floorspace
(percent)

Net
Jobs

Floorspace
occupied
per person
(sqm)

Floorspace
Need,
sqm

A:Agriculture, forestry and
fishing

0.4

0.3

-0.1

5

-5

12

-60

B:Mining and quarrying

0.1

0.1

-0.1

-

-

-

-

C:Manufacturing

20.9

11.9

-8.9

100

-8900

47

-418,300

D:Electricity, gas, steam and
air conditioning supply

0.1

0.1

0.0

26

0

12

0

E:Water supply; sewerage,
waste management and
remediation activities

0.4

0.6

0.2

26

52

12

624

F:Construction

5.6

5.5

-0.1

26

-26

12

-312

G:Wholesale and retail trade;
repair of motor vehicles and
motorcycles

6.9

7.9

1.1

-

-

-

-

H:Transportation and storage

2.7

3.7

1.0

48

480

70

33,360

I:Accommodation and food
service activities

2.5

3.0

0.5

-

-

-

-

J:Information and
communication

0.5

1.0

0.5

100

500

12

6000

K:Financial and insurance
activities

1.1

0.4

-0.7

100

-700

12

-8400

L:Real estate activities

0.4

0.9

0.5

100

0

12

0

M:Professional, scientific and
technical activities

1.8

3.4

1.6

100

1600

12

19,200

N:Administrative and support
service activities

1.8

3.0

1.2

100

1200

12

14,400

O:Public administration and
defence; compulsory social
security

2.3

2.3

-0.1

22

-22

12

-264

P:Education

3.6

5.1

1.5

22

330

12

3960

Q:Human health and social
work activities

2.9

5.7

2.8

-

-

-

-

R:Arts, entertainment and
recreation

0.9

1.5

0.6

-

-

-

-

S:Other service activities

1.2

1.3

0.1

22

22

12

264

Total
56.0
57.5
Source: Oxford Economics, 2016; HCA, 2015; BE Group, 2016

•
•

From sectors predicted to grow: 77,808 sqm – 19.95 ha (at 3,900 sqm/ha)
From sectors predicted to decline: 427,336 sqm – 109.57 ha (at 3,900 sqm/ha)
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Oxford Economics - 2000-2007
Sector

2000
Jobs
(,000)

2007
Jobs
(,000)

Jobs
Change
2000-2007
(,000)

Percentage
of staff
occupying
B1, B2, B8
Floorspace
(percent)

Net
Jobs

Floorspace
occupied
per person
(sqm)

Floorspace
Need,
sqm

A:Agriculture, forestry and
fishing

0.3

0.3

0.0

5

0

12

0

B:Mining and quarrying

0.1

0.0

0.0

-

-

-

-

C:Manufacturing

18.0

13.9

-4.1

100

-4100

47

-192,700

D:Electricity, gas, steam and
air conditioning supply

0.1

0.0

-0.1

26

-26

12

-312

E:Water supply; sewerage,
waste management and
remediation activities

0.3

0.2

-0.1

26

-26

12

-312

F:Construction

4.1

6.2

2.1

26

546

12

6552

G:Wholesale and retail trade;
repair of motor vehicles and
motorcycles

7.9

8.0

0.1

-

-

-

-

H:Transportation and storage

2.6

2.2

-0.4

48

-192

70

-13,440

I:Accommodation and food
service activities

3.1

4.0

0.9

-

-

-

-

J:Information and
communication

1.0

1.3

0.4

100

400

12

4800

K:Financial and insurance
activities

1.6

1.0

-0.6

100

-600

12

-7200

L:Real estate activities

0.4

0.7

0.3

100

300

12

3600

M:Professional, scientific and
technical activities

1.4

2.3

0.9

100

900

12

1080

N:Administrative and support
service activities

3.0

2.7

-0.3

100

-300

12

-3600

O:Public administration and
defence; compulsory social
security

1.7

2.6

0.9

22

198

12

2376

P:Education

4.2

3.7

-0.5

22

-110

12

-1320

Q:Human health and social
work activities

6.9

5.2

-1.8

-

-

-

-

R:Arts, entertainment and
recreation

1.2

1.2

0.0

-

-

-

-

S:Other service activities

1.4

1.1

-0.3

22

-66

12

-792

Total
59.2
56.7
Source: Oxford Economics, 2016; HCA, 2015; BE Group, 2016

•
•

From sectors predicted to grow: 18,408 sqm – 4.72 ha (at 3,900 sqm/ha)
From sectors predicted to decline: 219,676 sqm – 56.33 ha (at 3,900 sqm/ha)
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Appendix 9 – Developer Marketing Standards

A9.1

Where a sites’ or premises’ owner is applying to a Local Authority for change of use
from employment to an alternative use, they have to prove there is a lack of demand
for that site or premises.

A9.2

This table itemises the various marketing tools that should typically be used to
market the interest.

A9.3

Should these tools fail to identify potential purchasers or occupiers then it may be
considered that there is a lack of employment demand for the site or premises in
question.
Marketing Tool

Premises

Site, 0-2 ha

Site, 2+ ha

On-site Marketing Board in
prominent position







Local Property Agent







Regional Property Agent (joint or
sole)



Liaise with Amber Valley
Borough Council







Produce Marketing Particulars
(in hard copy/PDF)







Targeted mailing to
Local/County/Regional Property
Agents (Internet)







Targeted mailing to
Local/County/Regional Property
Developers/Investors (Internet)







Targeted mailing to UK Property
Agents/Developer/Investors
(Internet/postal)
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Marketing Tool
Targeted mailing to selected
potential occupiers (large local
companies) (Postal)

Premises

Site, 0-2 ha

Site, 2+ ha











Advertise in
Local/County/Regional Business
Press



Advertise in UK Property Press

Website







Internet Mailing to Targeted
Business Sectors (e-shot type
mailing)







6-12

6-12

9-18

Marketing Period, months
Source: BE Group, 2016
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