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1.0 INTRODUCTION

1.1 This Employment Needs Assessment has been prepared for Powys County Council
by BE Group and Per Consulting. The Needs Assessment will form part of the evidence

base for the preparation of the Powys Replacement Local Development Plan (RLDP).

1.2 The Employment Needs Assessment provides an assessment of the supply and
demand for employment land in the County, looking at the available employment
allocations and existing employment areas to understand the supply side and
reviewing the property market, consulting with local stakeholders and forecasting
employment growth to understand the demand side. The study has also reviewed

candidate sites coming forward as part of the Call for Sites process.

1.3 The forecast period for the Employment Needs Assessment is 2022-2037.

1.4 The Needs Assessment, including forecasting and analysis, has excluded the Powys

County area within the Brecon Beacons / Bannau Brycheiniog National Park area.

Methodology
15 Primary and secondary research techniques have been used in undertaking this
update, including conversations with commercial agents, site inspections and
reviewing national, sub-regional and local reports and strategies relevant to this study.
The study also utilised Powys County Councild s survey and database o

sites and premises and annual monitoring information.

1.6  An analysis of the local property market has been undertaken, including a critique of
the transactions of commercial premises in Powys, a review of currently marketed
properties and an assessment of the types of demand and uses within employment
areas. This data was complemented with information gathered from conversations with

locally active commercial agents.

1.7 The Needs Assessment has reviewed the existing employment site allocations and
existing employment areas through site inspections and referencedt he Counci | 6:¢
annual employment land monitoring and review of planning applications/permissions.
The existing employment site allocations and existing areas have been catalogued and

critiqgued. Candidate sites put forward through the Call for Sites process that include
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1.8

1.9

1.

proposed employment elements have also been reviewed for their potential to

accommodate employment over the forecast period.

The employment land demand over the planning period has been forecast using
reference to past employment land take-up data where available and employment
forecasts by sector. This is consistent with Welsh Government Practice Guidance. A
series of recommendations has been provided to guide employment land planning to
2037.

The foundational economy has also been reviewed, in particular its implications for

employment land and jobs provision and need for services within rural areas.

Wel sh Empl oyment Land Review Guidance

10 his study reflects Welsh Government gui dan

approach empl oyment | @R dacrteivciee Wwii dnahrnoea) v a n
Economic Devel opment Evidence Base (tAougSuusptpor t
2015) The empl oyment |l and revi ew prsotcaegses t a
met hodol ogy under the following headings:
1T Stage 1: Property NMAnkenmaAyséssméntdemand
speci fic mar ket sectors, gpogpaphicaleqgar ¢
focusing on the current situati-gpaanti peo
cycgl e ncl udtimgr evhiesxs edemand for devel opment

T Stage 2: Audi t of IEMpeéoymamtti Satiege i nv¢
gualitative appraisal of | ocal l and sup|
all ocated and potenti al empl oy ment sites
directly into the reviewbs concl ulBéons or

identified for employment and whether any
sites should be transferred to other uses

T Stage 3: Future LdksctRdbuishemgntdhhe LDPO6s

l and requirement, using recognised foreca
o Met hodPdst Building: Cdenphedi ansises the
annual compl etions rate for B1, B2, and
period in order to project future requi

0 Met hoidL&bour Demand Metdoast2i ig:vol ves a

empl oyment gr owt h forecast dat a for r
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Classification (SI C, 2007) activity se:
classes and then converting jobs to fl o
1T Stage 4: Policy Options, R e ¢ oinmndeenndtait fi yoi nnsg
policy options and recommendations, based
1. 1Tabl e 1 shdc&wplhhoywnetnte Ne e dasl iIAgsrsse svweintemtt hi s Gui
link between the report and the Planning Prac
with different sections overlapping, i ndeed ¢
TabliecEmMpl oyment Lan®r Revi ews Gui dance
Stages Covered in Sections
Stage 1: Property Mal|3. 0 Skoccoonoomi ¢ Prof il g
Step 1: Il dentify whel4. 0 Property Market
opportunities exist {5.Rural Economy
Step 2: l dentify whelDemand assessment an
land is no longer injincluding consultati
Step 3: Establish pr{(commerci al agents. C
for offices, industryboundary issues affe
provision.
Stage 2: Audit of Em|6.0 Employment Land
Step 1: Preparation (Quantitative and qua
inventory assessments
Step 2: Preparation |
appraisals
Step 3: Recommendat i i
Stage 3: Calcul ating|7.Bmpl oyment Land Fo
Requirement s Review of compl eted
Met hodakst Buil ding Devel opment Evidence
Met hodabour Demand Flupdated LDP position
Stage 4: Policy Opti(8.0 Recommendations
Recommendati ons and |Final reporting, 1inc
Step 1: Policy Optiolpolicy/ practice reco
Step 2: Policy Recomil
Step 3: Monitoring al
Source: BE Group reporting iRwiplohiEreg hoamiPt abevelgo@medtan
Evi dence Base Support a Local Devel opment Pl an
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2.0 POLICY CONTEXT

Introduction

2.1 This section focuses on Welsh Government, sub regional and local reports and
strategies that have a relevance to the allocation of employment land and premises
within Powys. The strategies and reports reviewed below provides the context within

which employment land planning and growth would be developed.

Welsh Government

Future Wales: The National Plan 2040, Welsh Government (2021)
2.2 This document replaces the Wales Spatial Plan and acts as the national development
framework, guiding development and where investment should be in Wales to 2040.

This framework will be built on by Strategic Development Plans at a regional level and

LDPb6s at a |l ocal authority ||l evel, to identi

infrastructure. This document supports and helps deliver the aims of the Welsh

Government Economic Action Plan.

2.3 The prosperity of the country has been altered by the Covid-19 pandemic and therefore
working patterns in terms of location and hours may change. Future Wales supports
the provision of infrastructure to support these changing work patterns. Additionally,

there is no 6one size fits alld approach to s
resilience of the Welsh economy meaning support must be given to new and existing
businesses of all sizes.
24 11 Outcomes were created as overarching ambitions for Wales for the next 20 years
which will l'ink all p AAlMalesiwbese peoplaglieet her and de
1.And work in connected, i nclusive and heec
2.1l n vibrant rur al hplmecses jwibtsh asnadc esses vtia@ e
3.1l n distinctive regionseddmmamitacikn eq alail tt
4.1 n places with a thriving Welsh | anguage
5.And work in towns/ <cities which are a fo
growt h
6.l n places where prosperity, innovation a
7.1ln places where travel is sustainable
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8.1ln places-cwash wogl dal infrastructure
9.1 n places that sustainably manage theil
poll ution

10l.n places with biodiverse resilient and

11l.n pl aces which ar e dreecsaiblbiocennitsed and cl i

2.5 Policy 1 states key areas for development with an aim to focus large scale growth on
the urban areas, allowing productive agricultural land to be protected as development
pressures are channelled away from the countryside. In particular, national and
regional growth areas are defined within Policy 1. The Mid Wales region has five
regional growth areas defined in Policy 1, which are:

T The Teifi Valley, including Cardigan, Ne wc
T Brecon and (tplaeg tBarldegr wi t hin Powys)
T The Heart of Wal es, i ncluding I Iwd rt chri inn d o
Powys)
Bro Hafren, including(wWet shpoBPdbowas)d Newt o

Aberystwyth

2.6 The regional wlrgrowt devel@raedaddfer & variety of public and
commercial services at regional scale. Buture Wales includes the following strategic
diagram to illustrate the regional growth areas in Mid Wales.

P85(e) / Report / July 2024 / BE Group / 01925 822112 6
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2.7

2.8

Figure 1: Mid Wales Regional Strategic Diagram

Regional strategic diagram

Regicnal Growth Area =

‘1 )i\’l“ National Connectivity
FT
Machynileth @ \1_ L,. Welshpool Nationial Park
Fre-assessed Areas for ]
Newtown @ Wind Enargy +71
= =
Aberystwyth @ | At Universities Io
Ol Iy @ Knighton -

i il
Aberceron @ }T»I\i Liandrindod Wells @ |1
h ’!\ , @ Lompeter N
N ;
I FS 1S builhwes @
Cardigan Landysul | L LA
4 N 5. T
e —

Hay-on-Wye

Brecon

Ystradgynlais @

Source: Future Wales: The National Plan 2040

Policy 5 focuses on the rural economy with it being key to developing strong economies

in order to suppoThe présenceadf local murakhuginesses arsl .

employment opportunities can reduce the need for workers to travel long distances
and reduce the reliance on larger economic centresd Strategic and Local Development
Plans must plan positively to meet the employment needs of rural areas. Rural areas
should develop a broad economic base to retain workers, broaden skills and help
sustain the rural communities. Additionally, the changing work patterns of increased
ability to work from home, and remotely from main offices, may result in a higher

demand to live in rural areas.

Policy 25 summari ses how the Future Wal

states that Strategic and Local Development Plans adopt a managed growth approach
for housing, employment and key services. It identifies Bro Hafren as supporting an
existing advanced manufacturing cluster, which offers high value employment and
productivity growth potential. The Heart of Wales, including Llandrindod Wells, Builth
Wells and Rhayader are important historic towns which continues to attract visitors.
Llandrindod Wells and Builth Wells are the epicentre of the Welsh agricultural sector.

Knighton and Presteigne are important local centres of employment and services and
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link to the English marches. Ystradgynlais is the link between Mid Wales and Swansea

and Neath Valleys. P wmpporinitiesZds publitlysooned landtoe s t h af
be used to demonstrate leadership through placemaking are strongly supported.

Strategic decisions on the location of key services and infrastructure should support

existing settlements and be taken on a regional basis, ensuring they are located in the

most accessible and sustainable locations, support actions to address inequality and

deprivation and improve links to neighbouring areas of Wales and England. 0

29 Policy 26 (Growing the Mid Wales Economy) sets outthat 6t he r egi onds wez¢
outstanding natural assets, existing research capability and the growth potential of
existing industrial clusters within the advanced manufacturing sector can support
g r o wWikhin éhe policy, the Welsh Government states its strong support for the
development of the foundational economy in the Mid Wales region. The foundational
economy is defined as dhose parts of the economy which are integral to the well-being
of places, communities and people ameélshwhi ch d
Government believes Strategic and Local Development Plans should identify the role
of the foundational economy, consider how the land-use planning system can support
it and develop appropriate policies. 6 Ar eas of the foundational
planning system can support include regeneration initiatives, health and social care,
social housing, tourism and steps to encourage greater community benefits from new

devel opment . 0

Building Better Places: The Planning System Delivering Resilient and Brighter
Futures (2020)
2.10 This document, published in July 2020, set o u t the Wel sh Government

policy priorities for the Covid-19 pandemic recovery period.

2.11 The Covid-19 Pandemic has emphasised the importance of having quality living and
working environments and how much they matter as more flexibility is required to
support new working, living and learning needs. Consequently, the Welsh Government
is moving to ensure that when policies are being devised by all sectors in the
environmental, social, cultural and economic recovery, placemaking is an important

consideration.

2.12  This commitment to placemaking will help:
T Create and sustain communities

T Grow the economy in a sustainabl e manner

P85(e) / Report / July 2024 / BE Group / 01925 822112 8
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2.13

2.14

2.15

2.16

T Make the best use of resources

f Maxi mi se environment al protection and

1 Facilitate accessible and healthy env

The document outlined eight key issues that bring individual policy areas together to
ensure action is the most effective. One of these issues is the case of revitalising town
centre post covid and recognising the rise in online retailing. Consequently, the role
and function of established shopping areas in town centres must be reassessed. Part
of this will involve creating larger open spaces for people to socialise whilst feeling
safe. Another part of this will involve bringing employment, commercial, community,

leisure and public sector land uses into town centres in addition to retail.

In anticipation of homeworking becoming more prevalent across the country, ensuring
strong mobile and broadband connections is another issue faced by planners. The
Welsh Government recommends that planning applications for new digital
infrastructure will be recognised as being essential to the Covid-19 recovery period in
order to ensure areas that currently have poor internet coverage can become better

connected.

A final issue recognised is the change in the future need for employment land due to
changing working practices. The Welsh Government states that recent developments
such as the Covid-19 pandemic and Brexit have the potential to impact requirements
for future workspace. Consequently, economic forecasts will need to be re-examined
frequently in order to ensure the supply of land for employment uses is adequate and
fit for the future. Additionally, with the anticipated rise of homeworking flexible
workplaces will need to be provided for remote workers to congregate together, share
ideas and access office environments and facilities. The Welsh Government sees town

centres as ideal environments for hosting these flexible workplaces.

Planning Policy Wales, 12" Edition i Welsh Government (2024)

Planning Policy Wales (PPW) 12" Edition, sets out the land-use planning policies of
the Welsh Government. It is supplemented by a series of Technical Advice Notes
(TANSs). Together with several circulars and policy clarification letters, PPW and the
TANs comprise the national planning policy for Wales. National planning policy,

alongside Future Wales should be considered in the preparation of LDPs.

P85(e) / Report / July 2024 / BE Group / 01925 822112 9
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217 Chapter5 P6oductive and EnoftPPW p2rsetsdutmation® paices s 6
for economic development. For planning purposes, the Welsh Government defines
economic development as fthe development of land and buildings for activities that
generate sustainable long term prosperity, jobs and incomesé Economic land uses
include the traditional employment land uses (offices, research and development,
industry and warehousing), as well as uses such as retail, tourism, and public

ser vi(pam$.4.9

2.18 The document states the importance of the planning system supporting economic
growth and ensuring that there is sufficient land to meet the needs of the employment
market at both a strategic and local level. i Devel opment pl ans shot
employment land requirements, allocate an appropriate mix of sites to meet need and
provide a framework for the protection of existing employment sites of strategic and

| ocal i mgparai.4a83nce . O

2.19 AWVherever possible, planning authorities should encourage and support developments
which generate economic prosperity and regeneration. Sites identified for employment
use in a development plan should be protected from inappropriate development.o(para
5.4.4)

2.20 Plans and decisions need to be based on an up to date and locally/sub-regionally
specific evidence base which demonstrates the fsuitability of the existing employment
land supply as well as future provision in relation to the locational and development
requirements of business.0 (para 5.4.7) That evidence base should include an

employment land assessment.

2.21 Planning authorities should work with each other and with relevant economic fora in
order to prepare an ELR. The review should include an assessment of anticipated
employment change and land use together with estimates of land provision for
employment uses showing net change in land/ floorspace. This should be calculated
for offices, industrial and warehouse uses separately. This evidence should help inform
an economic vision for the area. Employment Land Reviews should be kept up to date
andrelevanttopr evai l ing mar ket conditions and the n
(para 5.4.8)
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2.22

2.23

2.24

2.25

In addition, local planning authorities should steer economic development to the most

appropriate locations, including provision of strategic scale sites, by:

1 Coordinating development with infrastructure provision
1 Supporting national, regional and local economic policies/strategies
1 Aligning jobs and services with housing (where possible) to reduce the need

for travel, especially by car
Promote the re-use of previously developed vacant and underused land
Delivering physical regeneration and employment opportunities to
disadvantaged communities
Control and manage the release of unwanted employment sites to other uses
Propose specific locations for locally and strategically important industries
which are detrimental to amenity and may be a source of pollution

1 Identify protection zones around land and premises that hold hazardous
substances and protect the ability of existing businesses to operate or expand
by preventing the incremental development of vulnerable uses in the locality.

Innovative business and technology clusters may also be important to the economic
growth of a local authority area. Development plan policies need to identify potential
networks and cluster areas, and set policies for the creation of the transport,
environmental and telecommunications infrastructure needed to support such
networks. Planning authorities should also look favourably on any renewable and low

carbon energy generation proposals designed to serve clusters.

New business creation is essential to sustain and improve rural economies. fMany
commercial and light manufacturing activities can be located in rural areas without
causing unacceptable disturbance or other adverse effects. Micro and small
enterprises have a vital role to play in the rural economy, and contribute to both local

and national competitiveness and prosperity. @para 5.6.3)

Whilst some rural employment can be created through the re-use of buildings, new
development may also be required. This new development should, where possible be
within or adjacent to settlement boundaries and preferably close to public transport
links. In addition, where businesses cannot be accommodated within settlements,
appropriate small-scale rural enterprise should be permitted on unallocated land. The
expansion of existing businesses located in open countryside should be supported

provided there are no unacceptable impacts on local amenity.

P85(e) / Report / July 2024 / BE Group / 01925 822112 11
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2.26 fPlanning authorities should adopt a positive approach to diversification projects in
rur al areasé Whilst every effort should be m:
they are well-served by public transport, it is recognised that certain diversification
proposals will only be accessible by car. While initial consideration should be given to
adapting existing farm buildings, the provision of a sensitively designed new building
on a working farm within existing farm complexes may be appropriate where a

conversion opport upaiag5b.1a&ld)s not exi st . o0

Technical Advice Notes i Welsh Government

2.27 These guidance notes and statements are intended to assist local authority policy
makers in the preparation of LDPs. Of relevance to this study are TAN 23: Economic
Development and TAN 6: Planning for Sustainable Rural Communities.

TAN 23: Economic Development (2014)
2.28 This TAN provides guidance on planning for economic development at a strategic
level, identifying and assessing the economic benefits of development proposals and

establishing an evidence base to support the economic development policies of LDPs.

2.29 Echoing PPW, the TAN advises that local planning authorities should aim to provide
the land that the market requires (unless there are good reasons to the contrary).
ALocal pl anning authorities should recognise
need to guide economic development to the most appropriate locations, rather than

prevent or discourage such development. 0

2.30 However, there may also be instances when planning authorities do not provide the
land the market demands, in the places where the market demands it. Proposed
developments or site allocations may be resisted because they would have
unacceptable environmental impacts, divert demand from town centres or would go
against agreed spatial strategies. In these circumstances planning authorities should

look for alternative sites which offer the same, or very similar, advantages.

2.31 TAN23 recognises that a sequential test should be applied to economic development
proposals or possible employment land allocations. First preference should be given
to sites within the boundaries of settlements (including planned new settlements and

urban extensions), then edge-of-settlement sites and finally land in the open
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countryside. Land may be identified in less preferable locations if the resulting benefits
(i.e. jobs accommodated, alternatives, special merit)y iout wei gh any adver se

of the development. 0

2.32 Local authorities are encouraged to work jointly in sub-regional groups to prepare joint
economy evidence bases, including an analysis of the sub-regional commercial and
industrial property market. Such sub-regional strategies should also focus on
identifying strategic sites of national and regional importance.

2.33 Where a planning authority is assessing a site allocation or planning application that
could cause social or environmental harm, there are three issues which need to be
considered:
T AAl ternatives: if the | and is not made av
application is refused), is it likely that the equivalent demand could be met on
a site where development would cause less harm, and if so where?
€éJobs accommodated: how many direct |jobs
éSpecial merit: would the development mak:

objectives?o0

234 An example of a development of O6éspecial merit
could attract high-value, high-skill businesses that would not be interested in a lower-

guality urban environment.

2.35 In rural areas, development may be acceptable in countryside locations if it makes
communities more sustainable (encouraging people to work close to home), meets the

expansion needs of an existing local business or an existing business cluster.

2.36 In producing LDPs, local planning authorities should:
1 Develop a broad vision for the Plan which i mu s t be consistent and
that the economic, social and environmental considerations support each
ot her o
1 Set land provision targets which meet the market demand for land. Local

authorities should work together to steer development to sustainable locations.

2.37 In terms of forecasting future growth, the TAN, echoing PPW, advoalrdagd s i

assessment of anticipated empl oyment change

P85(e) / Report / July 2024 / BE Group / 01925 822112 13
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Specifically, this will require fthe preparation of possible future economic scenarios
with plans developed in a way which ensures they are robust across the more likely
scenarios and contain the flexibilities necessary to adjust to changing
circumstances. The starting point for scenarios would normally be past trends at a
regional level. Such scenarios could be adjusted to reflect different policy or
demographic assumptions.o

2.38 The TAN accepts that such forecast modelling can often be impreciseiT i Model s of
future economic scenarios are surrounded by a large margin of uncertainty, and often
more so for individual authorities than for larger areas. Modelling may be most
successful when based on functional economic areas such as travel to work areas and

housing mar ket areas. 0

2.39 Where projected local authority growth differs markedly from that expected for the
wider region, it he aut hori ty s hou-baded justificationdoetheaen e v i d e
differences, much as they would have to in respect of population projections for their
ar e &redicted employment figures should usually be expressed as a range of
scenarios to reflect different economic outcomes and policy options. Ultimately
however, At he | evel of growth envisaged must be
and be consistent with the other aspirations of the plan including population and

housing projections. 0

2.40 Finally, the TAN highlights that existing employment sites should only be released for

other uses if:

1 AiThey have poor poawpipdfa thar previoustluse;i ng r e

1 And/or the particular market that the site is part of is oversupplied;

1 And/or the existing employment use has unacceptable adverse impacts on
amenity or the environment;

1 And the proposed redevelopment does not compromise unduly neighbouring
employment sites that are to be retained;

1 Or other priorities, such as housing need, override more narrowly focused

economic considerations. 0
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241

2.42

2.43

2.44

2.45

TAN 6: Planning for Sustainable Rural Communities (2010)

This TAN highlightsthatist r ong r ur al economies are
and vibrant r uDevéloprmeotmplans shouldifagiltate diversification of
the rural economy, accommodating the needs of both traditional rural industries and
new enterprises, whilst minimising impacts on the local community and the

environment.

Meeting the economic needs of rural communities will require the provision of a diverse
range of employment sites. Where possible such sites should be located within or
adjacent to settlements. A rural employment exception policy may also be required,
setting out the criteria against which planning applications for employment use on the
edge of settlements, on sites which are not specifically allocated in the development
plan, will be assessed. The expansion of existing rural businesses, including

businesses that are in the open countryside should be supported, providing there are

ino unacceptable impacts on | ocal ameni

If there is a shortfall of employment land in the local authority area then planning
authorities should resist development proposals that could result in the loss of
employment sites, unless the applicant puts forward land or property of equivalent or

greater employment value.

Planning authorities should also encourage the growth of self-employment and micro
businesses by supporting home working. Planning applications for employment
premises at home should be supported and development plans should identify new

opportunities for home/work developments.

Farm building conversions to employment uses and sensitively located and designed
new builds for employment will often be appropriate in rural areas. Appropriate uses at
such locations could include food and timber processing and packing, services (offices,
workshop facilities, equipment hire and maintenance), sports and recreation services,

the production of non-food crops and renewable energy.
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2.46

2.47

2.48

2.49

2.50

251

Development Plans Manual, Edition 3, Welsh Government (2020)

The Development Plans Manual is a reference document for the preparation and
implementation of development plans. It contains practical guidance on how to
prepare, monitor and revise a development plan, underpinned by robust evidence to

ensure that plans are effective and deliverable and contribute to placemaking.

The Manual highlights that fi Wile there is not always a direct correlation between jobs
and homes, they need to be considered collectively when assessing growth levels and
developing a sustainable strategy; the aim being to achieve a balance between homes
and jobs thereby reducing the need for commuting. The scale of economic growth to
be delivered in a plan will be strongly influenced by the available labour force, skills,
net migration levels, commuting patterns, housing provision and infrastructure. Links
to the regional and sub-regional context should also be considered, taking account of
functional linkages and geographical synergies between places to achieve better

planning outcomes.o

The scale of economic growth and housing expressed in the plan should be a
judgement between the unconstrained need against supply factors which constrain the
ability of the plan to deliver, resulting in adjusted growth levels and the requirement of

the plan.

The level of unconstrained need is based on current levels of need/demand at a point
in time, i.e., the current/baseline situation (homes and jobs), as demonstrated by
evidence. flrend based forecasts quantify a variety of outcomes, based on a series
of assumptions, extrapolating the level of need forward to cover the whole plan period.
The forecasts used should relate directly to the range of issues and land uses the plan
is seeking to address, for example changes in population and the need for additional

homes to accommodate this change.o

Once the total need, unhindered by any constraint has been determined, i.e., the
unconstrained need, LPAs will then have to consider what constraints may apply that

would influence the level of need, supply factors.

fit is crucial how these two elements are considered, balanced and evidenced to
identify the plan requirement. There should be a strong link between the scale of
growth set out in the requirement, the overall vision of the plan and delivering on the

key objectives. It would not be prudent for an LPA to consider maximising economic
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prosperity but reducing the supply of housing to a level which will not generate a

sufficient labour force to fulfil the employment needs. Similarly, there should not be

housing without jobs; a balance needs to be achieved within the development plan

strategy.0Table 2 summarises the need and supply factors which relate to employment

land reviews.

Table 217 Employment Need and Supply Factors

Demographic and Need
Based Considerations

Trends Based
Considerations

Delivery
Considerations and
Constraints

Policy Based
Considerations

NEED AND DEMAND FACTORS

SUPPLY FACTORS

Latest Population and
Household Projections
(Welsh Government
Latest)

1 Working age profile
1 Economically active
1 Migration rates

1 Age profile

Employment Land

Review

1 Identification of existing
employment sites

1 Identification of existing
employment land/jobs
by use class, broken
down into SIC code

1 Job growth (if
appropriate)

9 Forecast growth or
decline in Class B and
other employment land
uses

1 Need for a buffer to act
as a flexibility allowance

National and regional
economic growth strategies
Generate growth forecasts
for non-Class B
employment uses

LDP - AMRs

Unemployment rates
(comparison to local,
national and UK averages)

Commuting patterns and
rates

Level of self- employment
and home based working,
plus potential trends

6Churndé and r
existing employment units

Vacancy rates and surplus
of sites/premises by type
and sector

Delivery of employment land
/ take up linked to past build
rates - What is employment
take up over different
periods, e.g., 5, 10,

20 and 25 years?

Current and future demand
for employment sites by type
/ sectors including rural
economic growth

Development on Enterprise
Zones

€

Role and function i
capacity (physical,
social and
environmental) at
places to
accommodate growth

Infrastructure capacity
and costs

Site availability and
deliverability including
phasing

National environmental
constraints i e.g.,
flooding, contamination
and European
designations

Developer type/
capacity/potential to
deliver growth levels i
e.g., competition
between sites with
similar market offers in
neighbouring LPAs

Access to markets and
end users

Skill set of local
workforce

Land values

Overage / claw back
clauses (e.g., payment
of a financial sum upon
commencement of
development)

Alternative
demographic
scenarios:

I Targetincrease in
working age profile
and economically
active

1 Changes to
migration
assumptions i e.g.,
rates of in/out
migration linked to
economically active

Settlement hierarchy
and settlement
boundaries

Number and level of
jobs proposed i e.g.,
specialist and local

Scale and location of

new employment sites

(key / local) - B1, B2,

B8 including:

1 Identification of
Enterprise Zones

9 Safeguarding of key
existing
employment sites

1 Loss of employment
land to alternative
uses

Relationship to housing
growth

Source: Development Plans Manual, Welsh Government, 2020

P85(e) / Report / July 2024 / BE Group / 01925 822112

17




Employment Needs Assessment
Powys County Council

Practice Guidance: Building an Economic Development Evidence Base to
Support a Local Development Plan i Welsh Government (2015)

2.52 This Practice Guidance provides a methodology for local planning authorities (LPAS)
to help meet national planning policy requirements, andtofipr oduce r obust ev
bases to underpin sound pl ans and dhevel opm
guidance amstofiaddr ess common technical probl ems
consistency in the approach ItPAsmaypdhdogeda i ng da
depart from or add to the methods contained in the practice guidance but in doing so
needtomakeclearit he reasons for their preferseged met
studies and LDP as the outputs should be robust enough to withstand scrutiny along
with other supporting evidence for LDPs. 0

2.53 Chapter 4 establishes that the ELR is an integral part of establishing an evidence base
to support the strategies and policies of an LDP. i Whi | e ELRs have typi
conducted, and deal with data, at a local authority level, PPW and Technical Advice
Note (TAN) 23 strongly support joint studies with neighbouring authorities where this
is practicable. The information collected in the ELR study will also help inform the more
strategic assessment of economic development taking places at a larger than local

| evel . 0O

254 TheELRIincludesfourstages.@ The Empl oyment Land Repaitew i s
process, an appraisal of the present situation (stages 1 & 2) followed by an assessment
of future needs (stages 3 & 4):
T Stage 1: Property Mar ket Assessment
T Stage 2 Audit of Employment Sites
f Stage 3: Future Land Requirements
T Stage 4 Policy options and recommendati o
Prosperity for AlIl : iBMedsdmiGo veathimemtPI(&2M0 17)
2.55 The purpose of the Economic Action Plan is to support delivery of Prosperity for All 1
the National Strategy for Wales. The Plan sets out a vision for inclusive growth, built
on strong foundations, supercharges industries of the future and productive regions.

The Plan drives the twin goals of growing the economy and reducing inequality.
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2.56 Underpinning the Economic Action Plan is a proposed new Economic Contract
between government, business and partners in Wales. firhis will frame the reciprocal
relationship between Government and business and drive public investment with a
socialpurpose. 6 The Economic ContWed sth Jiolvledirbtemeapg @lsi
financial support to business. Government will explore extending the contract to
include the wider offer to business and the adoption of these principles by the rest of
the public sector in Wales. The Economic Contract will require businesses seeking
investment from Welsh Government to demonstrate all of the following as a minimum
requirement:
T Gr owt h potenti al (measured for exampl e,
productivity, or multiplier effects throu
T Fair Work (as defined by the Fair Work Bo

T Promotion of heal t h, including a special
l earning in the workplace
T Progress in reducing carbon footprint.

2.57 Businesses seeking financial support from the Welsh Government will contribute to at
least one of the Calls to Action proposed in the Economic Action Plan:

T Dearbonisation

T I'nnovation, entrepreneurship and headquar
T Exports and trade

T High quality employment, skills devel opme
1 R&D, automation and digitalisation.

2.58 Each of the four regions across Wales benefits from its own distinctive opportunities
and challenges and the report advocates more effective regional collaboration in order
to lead to better outcomes. i We  wi | | introduce a new regior
economic development. We will bring greater coherence through the work of our Chief
Regional Officers who promote regional interests and issues in Welsh Government to
tailor delivery on a broad range of issues. Our regional footprint is consistent with our

local government reform agendaandthos e used by the Regional Ski
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2.59

2.60

2.61

2.62

Smarter Working: a Remote Working Strategy for Wales - Welsh Government
(2022)

This strategy document outlines the We
percent of the Welsh workforce working at or near to home in this Senedd term (2021-
2026). The vision is to embed a culture that supports remote working in the workplace.

The vision states that Welsh Government wants to:

sh Go

T mee 30% of the workforce working remotely

work in partnership with employers,

wor ke

a shift to more people working remotely,

made during the pandemic and better

wor king

1T take action against climate change

I

und e

by re

reducing greenhouse gas emissions associ a

i mprove air quality by reducing congestio

create inclusive workplaces in our
heart of decision making

T promote a hybrid workplace model of

oc al

of fi

people to Ilive and work in their | ocal co

T increase opportunities for-bmomg faamidr woo KK

bal ance in theoWelsh workforce.

The strategy states that the Welsh Government will take a leading role in remote
working with no more than 50 percent of its workforce working from a central office at

any one time.

The strategy includes an outline of benefits and risks that could potentially arise from
this policy. This includes recognition that such a policy may change how city and urban
centres are used. The document cites a study that suggests that there may be a shift
in footfall from city centres to the suburbs as workers spend more time in their local
area. It considers that city centres will survive through adaptation but that monitoring

will be required.

Of relevance to the forecasting of employment land requirements, it is noted that this

is likely to be most applicable for office based workers, either in B1 office spaces or
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hybrid spaces (mix of B2/B8 with B1 offices). Furthermore, historically the public sector
is a significant landholder and occupier of employment spaces in Powys and the intent
to take a leading role in remote working has the potential to impact on demand for

employment spaces in the planning period.

The Labour Mar keti Jobs To®&rftbw and a Transit
Economyata Cymru (2022)

2.63 This document was produced by Data Cymru on behalf of the Regional Skills
Partnerships (RSPs) in Wales in order to provide them with an understanding of the
jobs and skills challenges associated with the transition to a low-carbon economy.

2.64 The report looks at the green economy in terms of:

T New green ecohlWgmirg atceadlvindlyogi es or pract

did not exi st. For exampl e, the introduct
T The o6greeni ngd | of wehxicht ierxg sjtolmgg j obs ar e
into green jobs. For exampl e, oi l drill er

the renewabl e energy supply chain.

T The part 6greeni nylbherod @&xcempogentobsf an

may need some new O6greend skills or know
engineers will have to be skiddggidnead oceaerrsy
as well as oelectric cars.

2.65 The report monitored the number of green job postings in the Mid Wales region
between January 2021 and December 2021. The job posting that appeared most often
in the region over the period was Environmental Health Officer with six unique
postings, followed by Environmental Health and Safety Manager, Environmental
Coordinator and Environmental Administrator, each appearing five times. In terms of
Occupation (SOC), Health and Safety Officers and Environmental Professionals
appeared most often, with 12 and nine unique job postings respectively. Therefore,
based on this reportdés metrics, most job pos

concerned with environmental health, monitoring and management, rather than value-

added jobs in the green economy, including using green technologies or practices or

moving existing occupations to green practices. However, based on job ad titles and

descriptions, it can be difficult to fully capture jobs in green sectors.
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2.66

2.67

2.68

2.69

2.70

The paper concluded that it was difficult to provide more clarity on specific skills
required for the future due to the lack of data available on the topic. They
recommended a series of actions that RSPs should consider in order to inform their
ongoing strategies on green skills, which included:
T Continue to monitor green job postings in
T Continue to engage with the RetroFit agen
T Monitor the devel opments of the South Wal
to Hemrgn
Respond to new green infrastructure proje
Engage with government research and forec

Engage with sector r eprpesoevntdaetrisv eosn agmrde eend

= =4 =4 =

Develop a system to collect data on an on

Regional (Mid Wal es)

Strategic Economic Priorities for the Mi d Wal
Growing Mid Wales Partnership published the Strategic Economic Priorities for the Mid
Wales Regionto2033. The document undsambiiionto seduredi d Wal e
Growth Deal that can drive economic growth across the region while also supporting
the delivery of the UK and Wel sh Government 0:

The priorities were aimed at achieving three objectives;
f ObjectAwvel dnovative and Skilled Mid Wales
T ObjectAveéomBpetitive and Sustainable Mid W
T Object-AveéomBnected and Distinctive Mid Wal e

Aimed at achieving Objective 1, the document identifies as a high priority that Mid
Wales has a University Centre or Centres to improve access to higher education in
Mid Wales.

Aimed at achieving Objective 2, the document outlines an investment programme in
key strategic employment sites to be a transformational priority as the area is limited
by a lack of modern building stock especially start-up and smaller premises. High
priority is given to the provision of an innovative and targeted employment sites and

premises investment package. This would include funding for infrastructure and would

P85(e) / Report / July 2024 / BE Group / 01925 822112 22



Employment Needs Assessment
Powys County Council

2.71

2.72

2.73

2.74

be aimed at encouraging more speculative development as 6t her e i s

significant private sector investment

The document also makes the comment that the currently limited information on the
supply and demand of employment land is obstructing the development of a more
strategic approach to targeting i nvedhe
region experiences wide geographic variations in the performance of its commercial
property market. Existing employment land allocations have been largely built out in
areas of high demand, such as the Severn Valley, and as a consequence new land

allocations will need to be considered. 6

Aimed at achieving Objective 3, the document deemed the provision of enterprise and
innovation centres (Gigabit Hubs) in key settlements to be a transformational priority.
Gigabit Hubs would improve digital connectivity as well as economic growth and
community cohesion. Gigabit Hubs would also encourage entrepreneurship and
innovation within its residents and businesses and therefore was also considered a

high priority action for achieving Objective 1.

Mi d Wales Region Employment Sites and
Stages 1, 2 and 3 (2020/2021)
This document was prepared by BE Group, Hatch and Per Consulting on behalf of

Ceredigion and Powys County Councils, Brecon Beacons National Park Authority (now
Bannau Brycheiniog) and Welsh Government. The report was commissioned due to
the fact that the Mid Wales economy was lagging behind UK and Welsh averages and
therefore a strong action plan was required to support employment growth in the
region. The Plan was split up into three stages with Stage One providing an
employment sites and premises assessment, Stage Two being an Action Plan and

Stage Three being an outline business case to support the Mid Wales Growth Deal.

Stage One i Assessment of Employment Sites and Premises

During this stage, it was assessed that there was 57.21 ha of developable land across
the Mid Wales region including 30.44 ha in Powys, 23.66 ha in Ceredigion and 3.08
ha in the Brecon Beacons National Park. Table 3 shows that the majority of the sites

were less than 2.0 ha, thus limiting the development potential of the sites.
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Table 37 Land Allocations by Employment Use (realistic supply)

Area <0.5ha 0.5-0.99ha 1.0-1.99ha 2.0-4.99ha 5.0-9.99ha 10.0+ ha
Powys 0 (0) 1.90 (3) 9.75 (7) 12.79 (5) 6.0 (1) 0 (0)
Ceredigion 0.29 (1) 0 (0) 1.78 (1) 21.59 (7) 0 (0) 0 (0)
Brecon Beacons 0.58 (2) 1.10 (2) 1.40 (1) 0(0) 0 (0) 0 (0)
Total 0.87 (3) 3.00 (5) 12.93 (9) 34.38 (12) 6.0 (1) 0 (0)

Source: BE Group analysis of sites, 2020

* does include sites with no realistic supply of
2.75 The report found that there were some areas within Mid Wales with no or limited supply

of available employment land, significantly limiting growth potential. In particular, the

following have been identified from this analysis:

T Newt olwnd only one 2.0 ha site, which
empl oyment nodes in Mid Wales,
area i f constraints were addressed.
1T Wel shpoals another key employment

Newt own, though I imited to two |
appeal

T LIl andrindbddWeiwbssites, including a
Heart of Wales Business Park (2.009
I ndustrial Estate (0.69 ha). These
years and had no obviowsenthryasii ttad nodtelved @ Ip
come forward.

T The soadgth ar e asPr eisnceilgddebKgnhiag) h(t @hha v n
Wy d 2. 4 hTaa)l gaanrdt h/ T hr3e e 3Cchcakls had | i
growt h.

1T Brecomly had two remnant parcel s

both of

accommodat e

accommodate further growth,

for additional l and to
T AtMachynltlhet v,acant

opportunity

site

and provided an for the
2.76 The report utilised the following approaches to forecast future employment land
requirements within Mid Wales for the 2019-2040 period:

T Model
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T Model Two TBaasssed S snmee nt of demand based

empl oyment forecasts

T Model Two PastsegsmOant of demand based

empl oyment growth scenari o.

TablieCodmpari son of Empl oyment Land Supply

Land Requirement 2019-40 (ha) including Five Year Buffer
Model One Model Two
Area Realistic Demand Supply Baseline Baseline Policy On | Policy On
Employment minus Demand Supply Demand Supply
Land Supply Demand minus minus
(ha) Demand Demand
Ceredigion 23.66 23.4 0.26 2.46 21.20 3.73 19.93
Powys 30.44 33.8 -3.36 6.52 23.92 10.42 20.02
Brecon Beacons 3.08 5.3* -2.22 1.40 1.68
Source: BE Group analysis, 2020
2.77 The preferred approach adopted was the Model One (past take-up) approach.
Consequently, it was estimated that the demand for employment land in Mid Wales to
2040 is 62.5 ha (including buffer and including Brecon Beacons National Park areas
within Mid Wales). This figure is made up of a need for 33.8 ha in Powys, 23.4 ha in
Ceredigion and 5.3 ha in the Brecon Beacons.
Stage Two 1 Action Plan
2.78 This stage focused on the interventions necessary to stimulate the regional

commercial property market and bring forward an appropriate range of employment
sites and premises to meet the needs of the regional economy and, in particular, new,
innovative and growth-oriented business sectors. Additionally, the Action Plan
provided direction on addressing the key market factors identified in the Stage One
report that included:

T The se@d mo mi ¢ chall enges contributing

depopul ation of the region.

T The endemic commerci al mar ket failure due

and constraint in bringing commercial si

occupation.

T The need for investment to bring the exi
to modern standards and the challenge of
and | argely private sector ownership of
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T The | imited supply of sites

demand.

n the mar ket

T The need to provide an appropriate

business requirements and facilitate

T The need for appropriate employment

sectors.

2.79 The Action Plan identified a number of recommended actions for local employment

sites as well as strategic and sectoral interventions. Recommended actions for local

employment sites included continuing to promote plots for private sector development,

engaging with landholders, site servicing and infrastructure provision as well as

improving the general appearance of sites through landscaping.

2.80 Interms of strategic interventions, the key priority employment sites that were identified

are shown

in the table below.

Table 571 Strategic Intervention Sites

Priority | Site
Powys
1 Llanidloes Road, Newtown
2 Of fabs Dyke Business Park EXxt g
3 Mid Wales Sustainable Technology Park (potentially also could
be located in Ceredigion)
4 Land adj. Gwernyfed Avenue, Three Cocks
5 Abermule Business Park, Abermule
6 Heart of Wales Business Park, Llandrindod Wells
Ceredigion
1 Aberystwyth Innovation & Enterprise Centre, Aberystwyth
2 Horeb Business Park, Llandysul
3 Parc Teifi Cardigan
4 Aberystwyth candidate sites:
Llanbardarn Fawr Campus
Penglais & Frongoch Farm
Wern Phillip Farm
Brecon Beacons NP
1 Cwrt y Gollen
2 Brecon Beacons Enterprise Park, Brecon

Source: Stage 2 report, 2021

2.81 The following list sets out the sectors targeted with interventions as well as the

associated objective of the intervention:

T High Val ue Ma nTuof actuyprmiomd and

manufacturing strengths and

opportunities

ensur e
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T Food and BEovebrmnga&den and enhance t

Wal es.

f Touri sm and-THo sbpriotaadleint yt he touri sm and

Wal e s.

T Sustainabl e -TTeoc hsnuoplpoogitesand devel op

t hat the benefits are retained withi

T Defence andloSeauwyrpiotrt the industry,

and emerging opportunities

T SkidTos ensure that the | abour force
appropriate skills to meet | ocal busi
Ener-idy increase capacity and resil:@

I nfrastTacdeallriever sufficient infrastructu

business devel opment

Stage 371 Business Case
2.82 Stage three involves the scoping of an Outline Business Case for a Mid Wales
Property Infrastructure Investment Fund. The document put forward strategic,

economic, commercial, financial and management cases.

2.83 The strategic case proposed a strategic portfolio programme of direct public
investment proposed to secure the delivery of essential employment property and
infrastructure. The programme was designed to meet the demand, outlined in Stage
One, for approximately 12,000 sgm of speculative property between 2020 and 2025,
and an additional 13,000 sgm in the subsequent five-year period to 2030. The
estimated public investment needed was around £20.5 million in the first five years and
£17.1 million in the second period, excluding land purchase costs. Specific

investments are outlined for different locations and property types in the table below.
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2.84

2.85

2.86

Table 6 7 Potential Public Sector Investment in Employment Space

2020-2025 2025-2030

Aberystwyth
B1(b) R&D Space £8.0m £8.0m
B1(c) Light Industry £3.5m
Llandysul
B2 Food Units £3.0m -
Newtown
B1(c) / B2 Industrial £3.5m £3.5m
Welshpool
Land/Site Prep £2.5m
B1(c) / B2 Industrial - £5.6m

£20.5m £17.1m

Source: Stage 3 report, 2021

The Economic Case stated that the delivery of approximately 12,000 sgm of new
property development between 2020 and 2025 could generate around 276 new jobs
and contribute £7.7 million of economic value per year (or £77 million over a typical
ten-year duration) to the Mid Wales region. Based on an initial investment fund of £20.5

million, this represents a gross Benefit Cost Ratio (BCR) of 3.7:1.

A Vision for Growing Mid Wales - Strategic Economic Plan & Growth Deal Road
Map (2020)

This document, mainly written prior to the Covid-19 Pandemic, was produced by
Growing Mid Wales and is divided into two sections. The first section sets out the
economic strategy for Mid Wales which will drive the overall approach to economic
improvement for the region and will be used to maximise the widest range of funding
opportunities available. The second section of the document sets out the approach to
bring forward a Growth Deal with Welsh and UK Governments, leading to a Heads of
Terms by the autumn of 2020. The document was developed in partnership with
representatives of both Governments to ensure the approach is robust, proportional

and realistic.

Within the strategy, the document makes the following comments regarding
employment land, &’he employment sites and premises market in Mid Wales differs
from adjacent regions. Most of the demand is from businesses already established in
the region. There are significant geographic variations with sub-market areas such as
Aberystwyth, the Severn Valley and Brecon experiencing higher demand and an
identified gap in serviced sites. This compares to more remote rural locations, some of

which have seen little or no development take place over recent years. There is a
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recognised lack of availability and investment in modern and technical employment
premises across the region with low levels of speculative development and issues of
commercial viability in provision. Market failure drives an estimated viability gap of

~60%, with further detailed work ongoing to establish a case for regional investment.d

2.87 The strategy details eight strategic growth priorities which include Agriculture, Food
and Drink, Applied Research and Innovation, Strengthened Tourism Offer, Energy,
Supporting Enterprise, Digital, Transport and Skills and Employment.

288 Within the O6Supporting Enterprised priority,

enable business growth and in order to achieve this objective, the following needs to

happen:

1 Strategic Business I nnovation Siquad:i tiynve
empl oyment sites and centres of -texache,l | enc
high value manufacturing, food innovation

f Mid Wales Business Growth I ncubation Netw
deliver high quality shared busalipsesasndacc
mi cr o enterpribesinpsesviguimpmort , profess
net working, training, gigabitl dcagtiitahn etom

T Develop and i mpl ement a Mid Wales Empl oy
Pl an that would deliver the following out

o A regional portfolio of good quality b
on space-upoandtmamitcro enterprises

o An advanced build programme of good qu
SMEs

o Al'l ocation and servicing of next gener

o Commerci al property refurbishment / (
energy financial incentive scheme

o0 Accel erated Property I nfrastructure Fu

2.89 The second section outlines the intended roadmap to bring forward a Growth Deal for
Mid Wales. It also states that the Growth Deal proposals consist of three inter-

connected and mutually dependent Programmes:

1T Broadening our DEoved ®my ng new opporituniti €

focusing on high value and growth support
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2.90

291

2.92

2.93

T Strengthening DUIrSUEponbimgg our existing
workforce to become more resilient throug
right conditions for future growth

f Connecting our |IEBpomomyng digital and connge
and outside the region to ensure the regi

Mid Wales Regional Economic Framework

This document developed by Welsh Government in collaboration with stakeholders
across the region and will help support a more regionally-focused model of economic
development. The Framework gives a high level assessment of where Mid Wales is

currently and the agreed vision for Mid Wales to:

T be more enterprising and distinctive regi
T deliver economic growth driven by innovat

T create more productive jobs suppording pr

The r egi oeconsmicepriogties include Agriculture, Food and Drink, Applied
Research and Innovation, Strengthened Tourism Offer, Energy, Supporting Enterprise,
Digital, Transport and Skills and Employment.

Local

Powys County Council Economic Development Strategy (2016)

The Economic Development Strategy was developed in order to help achieve the
Council 6s vision for the future as well as
foomspart of the Council §s wRd die oeltheaet iEccro n®tmry @t e

the strategyd6s nine key themes.

The strategy described a re-calibration ofthe Counci | 86s current regene

economic development to encourage a more thriving economy with a suitable range

of jobs for Powys6 citizens.areThe four objectdi
Grow Powysd strategic business sectors

1

T Attract new business

T I'ncrease visitors and visitor spend
1

Il ncrease Powysd economically active popul
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2.94 Additionally, specific ideas emerged from discussions within the Council, with eleven
ideas being settled upon, including:

T Migitally enavolr&kd neBhoavbypse t he facilitatio
broadband solutions and better mobil e cc
communities

T Working with Welsh Government (WG) and pa
as a place to |ive and to move your busir
promoteiRowysely pursuing al/|l opportuniti
WG to market stcttorRBRowynpoandanto | obby for
Wor k with partners (e.g. Grow Mid Wal es
Enterprise Partnership etc.)

f Pursue investment funding from centr al Ul
MPs-engineering through our West minster Y
government funding for developing our exi
and better infrastructure.

T Exploiting ouirt akoinngg bhoertdteerrs advant age of
encourage business and people to move to
nei ghbours in both England and Wales on ¢

T Continuous mar k-ectoiomgdi mampaniggmnd pur suing
for exposure of Powys. Encouraging back
further/ higher education.

1T Marketing Powys as an evenhpusr samidndg emdrn kaltl
campaigns to encourage event organisers
opportunities to promote the Welsh cultu
uni que experience.

T Marketing Powys as a destiipnuartsi winn gf oma rokuettd
campaigns to encourage Vvisitors to Powys
acti Viiitmlisng in with Visit Walesd annual <c
organisers an®owysi(deartof Adventure 1in
Legends in 2017 etc.).

T Skil ful Tworclofucrage ng and facilitating the
those sectors that wildl make a difference
technology and enterprise. Also encouragi

more r eiltihenttf ace of economic change.
T Maj or devel opment eixcpd wd ltaapg i an Maj ot o Dealv e

Exploitation Protocol across t he counci l
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significant i nvest ment projects that can
associated business, increase our appren
encourage tourism and train our youngste

rel evant wor kf or ce.

T Powys Business Adhosthiteg aebneowdr k of i nfl
people in Powys in order to harness their
(business brings business) and to help gr

to small and beyond.

T Marketing Powys as a placeromotie Powmysess
pl ace for growing business, attracting t
ent erpri seex cteNrloenngh busi ness support servi

infrasoructur e.

Powys Adopted Local Development Plan (2018)
2.95 The Powys Local Development Plan was adopted by Powys County Council on the
April 17t 2018 for the 2011-2026 period and sets out the vision for future development

in the Plan area.

2.96 Strategic Policy SP2 made provision for 45 hectares of employment land, comprised
of 39 hectares of new B1, B2 and B8 employment development and 6 hectares of
employment land within mixed use sites, allocated in accordance with policies E1 and
E3. Details of the employment and mixed-use allocations are included in Tables 7 and

8 below.
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Table 77 Employment Proposals on Allocated Employment Sites (Powys Adopted LDP)

Size of :
: . Employment S'te.
Site Name Location Category | Allocation
Development
Ref. No.
Area (ha.)
Ystradgynlais
Woodlands Business Park Ystradgynlais 2,31 | High Quality P58 EA1
231
Central Powys
. . : . . P08 EAl1/
Wyeside Enterprise Park Builth Wells 1.2 | High Quality P08 EC1
Eaerakrt of Wales Business Llandrindod Wells 3.9 Prestige P28 EA1
Broadaxe Business Park Presteigne 24 Local P51 EAl
Brynberth Enterprise Park Rhayader 3.7 Local P52 EAl
11.2
Severn Valley & North
Parc Busnes Derwen Fawr Lllanidloes 1.2 | High Quality P35 EAL
. P35 EA2/
Parc Hafren Lllanidloes 1.7 Local P35 EC1
Llanidloes Road Newtown 2 | High Quality P48 EAL
Abermule Business Park Abermule 2.6 . High P02 EAl
Quality/Local
Church Stoke Church Stoke 1.28 Local P12 EAl
Buttington Cross .
Enterprise Park Welshpool 1.5 Prestige P57 EC1
Buttington Quarry Trewern 6 Local P59 EAl
Offa’'s Dyke Business Park Welshpool 7.3 Prestige P60 EC1
Four Crosses Four Crosses 0.5 Local P18 EAl
24.08
Machynlleth
Treowain Enterprise Park Machynlleth 1.7 | High Quality P42 EAL
1.7
Total 39.29

Source: Powys Adopted LDP (2018)

Table 81 Mixed Use Proposals on Allocated Employment Sites (Powys Adopted LDP)

Size of .
; . Employment S'te.

Site Name Location Category Allocation

Development

Ref. No.
Area (ha.)
Central Powys
Gypsy Castle Lane Hay-on-Wye 2.4 | Mixed Use P21 MUA1
Land adj. Gernyfed Three Cocks 3.4 | Mixed Use P53 MUAL
Avenue
Total 5.8
Source: Powys Adopted LDP (2018)
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Powys County Council Employment Needs Assessment (2012)

2.97 Powys County Council commissioned an Economic Needs Assessment in August
2011 (completed October 2012) in order to inform the Adopted Local Development
Plan. The contents of this assessment formed part of the evidence base and rationale
for employment site allocations and Adopted LDP strategy and policy.

2.98 At the time of the Employment Needs Assessment the baseline position in the Powys
Unitary Development Plan (UDP) (2001-2016), in terms of total employment land
allocated was 75.14 ha. This was comprised of 33.8 ha identified as key employment
locations, 20.7 ha allocated as general sites to give support to other settlements and
finally, the UDP also allocated Local Employment Sites which provided a further 20.64
ha of employment land.

2.99 The review found that 64.31 ha remained undeveloped, suggesting a take up off 10.83
ha during the period 2001-2011, equivalent to approximately 1 ha per annum. Table 9
breaks down the remaining allocation by proposed category:

Tab®ieRemai ning All ocation by Proposed Categor
Category Land Remaining (ha)
Prestige 13.87
High Quality 15.62
Local 23.37
Neighbourhood 2.55
TOTAL 5541

Source: Powys Employment Needs Assessment (2012)

2.100 This supply compared with an estimated gross requirement of 40-56 hectares over the
15 year LDP plan period, indicating a surplus of 6-22 hectares. The requirement was
arrived at after taking into account the economic outlook projected at the time as well
as wider evidence on historic patterns of take up and the development market context.
The primary driver of this requirement was the anticipated need to replace and upgrade
the existing supply of premises in order to tackle issues of dilapidation and the need to
deliver the required type and quality of premises for modern business occupiers. This

made up 21-29 hectares of the requirement.
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2.101 The assessment also looked into supply spatially (replicated in Table 10 below), finding
that with the exception of the Central area, supply broadly matched demand. From
this, it was recommended that the Central area (Llandrindod Wells to Builth Wells)
might have some potential for the de-allocation of sites while investment to encourage
the regeneration of existing employment sites across Powys was also recommended.
This is reassessed in the following chapters of this 2024 assessment.

Table 1071 Indicative Sub-Area Requirements

Total
Current Core Including Suopl
Sub-Area Employment | Requirement | Flexibility (haF;p y
Share (ha) Allowance
(ha)
Office 5% 0.3-04 0.4-0.6
Machynlleth [ Industrial 2% 0.5-0.7 0.6-0.9
Total 08-1.1 1-15 15
Office 54% 3.2-45 43-6.0
Se‘;r,\']‘o\ﬁ'ey Industrial 70% | 16.7-235| 22.3-31.3
Total 19.9-28.0 | 26.6-37.3 32
Office 33% 19-27 26-3.7
Central Industrial 22% 53-7.4 7.0-9.8
Total 7.2-10.1 9.6 -13.5 25
Office 8% 0.5-0.7 0.6-0.9
Ystradgynlais | Industrial 6% 1.4-20 19-27
Total 19-27 25-3.6 3.7

Source: Powys Employment Needs Assessment (2012)

Powys County Council Employment Needs Assessment Addendum (2015)
2.102 Following consultation on the Deposit Draft LDP, it identified that there was a need to
review and update various documents within the LDP evidence base, including the

Powys Employment Needs Assessment, as an Addendum.

2.103 The Addendum took into account the relevant changes in the national and local
economy, tested the robustness of the original As s e s s niiedings &ising the latest
household and population projections whilst addressing a variety of issues raised in

the Deposit LDP consultation period.
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2.104 The Addendum broadly confirmed the findings of the original assessment, deeming
that it contained sufficient flexibility to accommodate any peaks, unexpected demands
or shifts in sectoral activities that may take place during the LDP period to 2026. The
document reiterated that dhe challenge for economic development in Powys remains
not in the supply of allocated land for employment purposes, but in bringing forward
sites and delivering development. Policies to encourage mixed-use to enable such
development were therefore recommended in the original Assessment are considered

to remain valid.6

Powys Public Service Board i Well-Being Assessment (2022)
2.105 This document is a comprehensive study of the wel-kb ei ng of Powysd comn
conducted by a partnership of public sector organisations. The assessment has been
used to inform the development of the local Well-Being Plan. The document delved
into the Social, Economic, Cultural and Community and Environmental aspects of well-
being through an analysis of data gathered and the outputs derived from engagement

with stakeholders.

Powys Town Investment Plans i Consultation Draft Action Plans (2023)

2106 These documents articulate a vision and prio
Towns in order to help attract and shape investment and support vitality. Eight towns
are involved in the study including Llanidloes, Rhayader, Builth Wells, Llanwrtyd Wells,
Ystradgynlais, Montgomery, Llanfyllin and Talgarth. The initiative is currently at a stage

where five Consultation Draft Action Plans have been released.

2.107 There is a prevailing theme throughout the County& towns of high occupancy but a
lack of appropriate premises for businesses to start-up and grow. This is driven by the
‘viability gap' of commercial development projects with development costs outweighing
potential income generated by development. This fundamental issue is reported by
local commercial agents as a key reason for the general absence of speculative
development in the area. The poor qualitative condition, including energy efficiency

and performance of some existing employment floorspace is another reported issue.

2.108 Generally, industrial demand is for small to mid-sized units, including 200-500 sgm
units and 1,000-2,000 sgm units. Larger requirements are rarer but consultations
highlighted demand for units of 5,000-10,000 sgm in Rhayader at the time. Meanwhile,

the office market is more limited yet changing workplace trends have raised demand
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2.109

2.110

2.111

2.112

for more flexible innovation workspace. Here demand is focused on small units of

approximately 200 sgm.

Rhayader was allocated 3.7 ha of new employment land for the period 2011-2026 in
the Powys Adopted Local Development Plan. However, consultations highlighted that
the land, allocated to the south and east of the Brynberth Enterprise Park was still
available at the time of writing, with agents indicating a lack of market demand in this

location compared to available land/sites elsewhere.

Ystradgynlais is defined as a major employment hub in Powys with large amounts of
industrial stock across the five main employment sites. Units vary in age and size with
large, newer units available at the Woodlands Business Park whilst smaller units,
workshops and a small number of large units are available in the industrial estates.
There is significant demand reported here for industrial units, again mainly for smaller

units.

The Town Centre Investment Plan for Ystradgynlais notes the plans for a Global
Centre of Rail Excellence (GCRE) facility to be built. While consultees saw the
economic growth opportunities created by the GCRE investment to be significant,
there were concerns about the pressures the investment could add to the supply and
availability of sites and premises. Consequently, the need for a new tertiary business
park in the Ystradgynlais area has been identified by the GCRE to fully capitalise on

the economic opportunities created.

Powys LDP Review Report (2022)
The review of the LDP was prepared in order to ensure the Adopted LDP, and its
supporting evidence base, continues to provide a sound and effective basis for making

planning decisions. The key findings of the report are summarised as follows:

T The LDP6s Key | ssues and Considerat.
need t o be reconsider ébki g 0ajceoatpiovw

pl acemaking and National Sustainabl

T The LDP6s Growth Strategy wild/l

address issues with housing delivery
future need of the plan area. The
LDP area, through thet8paeifalreStabasegnmy

reconsi dered.

T Changes wil/l be needed to the det ai
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LDP to reftlbaci dehatrio®en of the strategy

nati onal pl anning policy and guidance,
T ThAdoptL®®d6s evidence base wild.l need
the | atest requirements of national

T TheAdoptleDP 6 s Sustainability Apprai sal
Environment al Assessment , and Habitat
together with other i mpact assessments
consideration given to an Integrated
T The LPA wil!/l need to work collaboratiyv
Wal es region and i n support of t he

process.

2.113 Consequently, it was found that the Adopted LDP will need to be revised through a Full
Revision, rather than a Short Form Revision. It was determined that the Replacement
LDP will need to be prepared for the period 2022-2037.

2.114 The LDP review was undertaken two-thirds of the way through the Plan period and
found that the spatial delivery of employment land generally aligned with the spatial
distribution of growth identified within the Adopted LDP. The report found this as the
percentage of employment land growth planned for each of the tiers in the settlement
hierarchy broadly aligned with the percentage of employment land permitted since the
LDPb6s adoption.

2.115 In terms of employment allocations, the minimum employment requirement was
estimated to be 30 hectares for the Plan period (2011 1 2026), equivalent to a take up
of 2 hectares per annum. "SAprl @®8) toBE MardP 6 s
2021, a total of 6.11 hectares of employment land was permitted on allocated
employment sites. The review comments that, &Vhilst the 6.11 hectares appears to
demonstrate that the LDP is delivering, detailed analysis shows that the 6.11 hectares

is made up of a relatively small number (six) of large planning applications.6

2116 The review is cognisant of the emphasis
(February 2021) document places on the development of the foundational economy
and therefore it anticipates that the Replacement LDP will include economic

development policies relating to the foundational economy.
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3.0

3.1

3.2

3.3

3.4

SOCIO-ECONOMIC PROFILE

Introduction

This section brings together several data sources including Census, Business Register
and Employment Survey (BRES) and Office of National Statistics (ONS) data to create
a profile of the employment market of Powys. It helps to consider the size of the
economy, dominant business sectors and what types of businesses are present within
the County. At the time of writing, some data results from the 2021 Census had been
released and are included where available, though more detailed data (e.g. commuting

information) has yet to be released.

Much of the county-wide level data that is available includes the Bannau Brycheiniog
/ Brecon Beacons National Park (BBNP) area that lies within Powys County. For the
purposes of the socio-economic analysis of the Powys local authority area population,
it is useful to exclude the BBNP population and the data below presents the Powys
population excluding the BBNP population, unless otherwise stated.

Demographic Assessment

Population

According to ONS Population Estimates, Powys local authority area had a total of
109,012 residents at the time of the 2021 Census, with Table 11 providing a
comparison to Powys County (including BBNP) and Wales. The proportion of the
population of working age, 16-64 years old, in Powys was 56.6 percent, significantly
below the Welsh average, due to a higher proportion of 65+ year olds in Powys.

Table 117 Total Population (2021 Census)

Area Total Population | Population aged 16- | Proportion of 16-64
64 year olds (%)
Powys Local Planning 109,012 61,769
Authority Area 56.6
Powys County (inc. BBNP) 133,188 75,445 56.6
Wales 3,107,491 1,897,366 61.1
United Kingdom 67,081,234 41,845,027 62.4

Source: NOMIS, 2021 Census

Deprivation
The Welsh Indices of Multiple Deprivation (WIMD) were updated in 2019. Figure 2

below illustrates the level of deprivation in each of the 64 Lower Super Output Areas
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3.5

3.6

3.7

(L S O A éhat make up Powys Local Planning Authority area. The figure shows that

there is substantial diversity in deprivation across Powys, but that the majority (47 of

64, or 73.4 percent) of LSOAb6s were | ess

Figure 2 i Welsh Index of Multiple Deprivation by Decile for Powys LPA area
(excluding BBNP), 2019

Source: Welsh Indices of Multiple Deprivation, 2023

Only one LSOA in Powys was in the top,10

this being Ystradgynlais 1. This is located in the centre of the town of Ystradgynlais, in
the south-west of the County.

Al t hough none of the Powys LSOAOGs were
9.4 percent, were in the top 20 percent of least deprived areas in Wales, including
parts of Newtown and Welshpool.

However, while overall there was a relatively low level of deprivation in Powys, on the
overall WIMD, this index can be broken down into its constituent measures. On this
basis, there is more widespread deprivation on the measures of access to services

and housing, as seen in the figures below.
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Figure 3 Indices of Deprivation for Access to Services and Housing for County

of Powys

1
osyvm.f?‘//

Housing Access to Services
Source: Welsh Indices of Multiple Deprivation, via DataMapWales, 2023
* darker colours indicate more deprived areas

Qualifications

3.8Figdbel ow shows the National Vocational Qu al
t he wor king agPeowyosp u(liddtBiNdend ponfg220 |t can be se
t hat the | ed eduwaloiff PNoVAQES o n i igthheera t ti manm |l aver a
This positively shows acosuntoyngddbdbt Kboyr cehwri et
proportion of individuals with no qualificat
Wales (8.3 percent), another indication tha

resi deunltatpioopn educati on.
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Figure 41 Qualifications Across County of Powys, 2021
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Source: ONS Annual Population Survey

Earnings

3.9 Table 12 shows that the gross median weekly earnings of the workers in Powys
(including BBNP area), when measured by place of work, was £594.30, £5.40 lower
than the national average. When measuring the gross median weekly pay by place of
residence, Powysd s a v e r 623.80, sbghtly lBwer than the Welsh average of
£636.10. Growth over the past 12 months has been higher in Powys than for the
national average on both the place of

Table 127 Average Weekly Earnings, 2023

Area Gross Median Weekly Pay, £ Gross Median Weekly Pay, £
(Analysis by place (Analysis by place
of work) of residence)
Powys 594.30 627.90
Wales 599.70 636.10

Source: Nomis, 2024
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3.10

3.11

2023

Employment Growth

Economic Activity
The table below summarises the economic activity levels of the County of Powys
(including BBNP area), based on the ONS Annual Population Survey. The

economically active level and the unemployment rate in Powys in 2022/23 was similar
to the Welsh averages.

Table 137 Economic Activity, Apr 20221 Mar 2023

Area Economically Unemployment
Active Rate

Powys 75.7% 3.1%

Wales 75.5% 3.3%

Source: Annual Population Survey, 2023

As seen in the time series graph (Figure 5), the level of unemployment in Powys has
generally tracked lower than the Welsh average. Overall, the unemployment rate in
Powys has been very low in recent years, through saw a slight rise through 2023
(though still low overall). With ongoing uncertain economic conditions and inflation

pressures, there is the potential for further modest rises in unemployment.

Figure 51 County of Powys (including BBNP area) Unemployment Rates 2003-
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Source: Nomis, 2024
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Sectoral Employment
3.12 BRES data provides details on the number of jobs within differing industry sectors
within Powys. The table below shows the employment nhumbers in each sector in

Powys County, in comparison to Wales.

Table 147 Employment by Sector, 2022

Employment

Industry Powys County Wales

Number | Percent Number Percent
Agriculture, forestry & fishing 9,000 15.6 38,000 2.8
Mining, quarrying & utilities 600 1.0 22,000 1.6
Manufacturing 6,000 10.4 140,000 10.4
Construction 2,500 4.3 68,000 5.1
Motor trades 1,000 17 26,000 1.9
Wholesale 2,000 3.5 30,000 2.2
Retail 5,000 8.6 121,000 9.0
Transport & storage (inc. postal) 2,250 3.9 57,000 4.2
Accommodation & food services 5,000 8.6 117,000 8.7
Information & communication 900 1.6 30,000 2.2
Financial & insurance 2,500 4.3 38,000 2.8
Property 600 1.0 20,000 1.5
Professional, scientific & technical 3,000 5.2 68,000 5.1
Business administration & support services 2,500 4.3 88,000 6.5
Public administration & defence 3,000 5.2 104,000 7.7
Education 3,500 6.1 116,000 8.6
Health 6,000 104 198,000 14.7
Arts, entertainment, recreation & other services 2,500 4.3 63,000 4.7
Total 57,850 100.0 1,344,000 100.0

Source: BRES, 2024

3.13 The figures in Table 14 show that the agriculture, forestry and fishing sector is the
largest employment sector in the County in 2022, providing some 9,000 jobs or 15.6
percent of the total workforce. Manufacturing and health each provided about 6,000
jobs in Powys (inc. BBNP). The proportional employment in the County in agriculture
was significantly higher than that for Wales (2.8 percent) and the manufacturing
proportion matched the Welsh average.

3.14  Private sectors which are typically found within offices comprise:
i Information and communication
1 Financial and Insurance
1 Property
1

Professional, scientific and technical
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3.15

3.16

3.17

3.18

3.19

1 Business Administration and support services.

These typically office-based sectors accounted for a combined total of 16.4 percent in
the County, or 9,500 jobs, compared with 18.2 percent for Wales. Welsh averages will
be skewed by larger centres such as Cardiff and Newport.

Business administration represents a significantly smaller role in Powys County
compared to Wales as a whole, accounting for 4.3 percent of employment, compared
to 6.5 percent.

Growth and Decline of Employment Sectors, 2017-2022

As of 2022, within Powys County there were a total of 57,850 jobs across the 18
different sectors. Overall, between 2017-2022, the total number of jobs across the
County decreased by 3,500, equivalent to a 5.7 percent decrease. Figure 5 breaks
down the change in the number of jobs by sector. It should be noted that for smaller
areas, such as a local authority area, the BRES information has a significant level of
uncertainty and rounding in the numbers and thus changes of individual sectors from
year to year will also have uncertainty. This is due to the BRES data being based on a

nation-wide survey, which is then modelled to disaggregate to smaller areas.

Changes in estimated employment varied significantly between the sectors. As can be
seen in Figure 6, the decline in the overall employment levels has been driven by the
agricultural sector, which has been estimated to have declined by about 4,000 jobs.
Other sectors estimated to have significantly declined between 2017 and 2022 are

education and health.

The financial and insurance sector also saw a substantial increase in estimated
employment, from 350 in 2017 to 2,500 jobs in 2022. However, there is significant
uncertainty in this growth, with the annual BRES data between 2015 and 2021
estimating employment in this sector at about 350-450 jobs in each year, before the
2022 estimate of 2,150, with it unclear within Powys where such growth may have
occurred. Therefore, caution should be taken when using this figure and monitoring of
future BRES data should be undertaken to cross-check this data point. Other office-
based sectors saw stable estimated job levels or slight declines between 2017 and
2022.
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3.20

3.21

Figure 6 1 Change in Employment by Sector, 2017-2022*
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*Number in brackets is percentage change of jobs
Overall, six of the 18 sectors saw a decline in employment between 2017-2022 and
five saw increases. The five increasing sectors were finance and insurance, wholesale,
accommodation and food services, transport and storage and motor trades.
Location Quotients
Location Quotients (LQ) are a measure of

economy. Figure 6 displays these along with both the size of the sector in 2022 (size
of the bubble) and its growth through employment numbers over the time period of
2017-2022.
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Figure 71 Location Quotients vs Employment vs Growth, 2017-2021
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Source: BE Group analysis of BRES, 2024
* excludes finance and insurance sector due to its growth rate of 614% skewing the graph.

3.22  Location Quotients are displayed on the vertical axis (y axis), describing the proportion
of employment within a sector in Powys County relative to Wales in 2022. It is a
measure of an areads specialisms i.e., i f
than in the country as a whole. A score of 1.0 shows a sector performing at the same
level as seen in Wales, and a score of 2.0 means that the proportion of jobs in that
sector in the area is twice that of Wales.

3.23 The sectors situated at the top of the diagram (i.e., at the top of the vertical axis) show
the sectors which have a high degree of localised specialisation, compared to Wales.
Agriculture had the highest level of specialism in Powys County (LQ=5.6). Other
sectors with an LQ above 1.5 are wholesale (1.6) and finance and insurance (1.5).

Business Types

Number and Size of Businesses

3.24 ONS data identifies that as of 2023 there were 8,670 VAT registered businesses
operating in Powys (including BBNP). ONS Business Count data is not available at an
LSOA level and therefore the exclusion of the BBNP area from the data for this section

is not possible.

P85(e) / Report / July 2024 / BE Group / 01925 822112 47



Employment Needs Assessment
Powys County Council

3.25

92.6 percent of businesses in the County of Powys employed less than ten people
(micro businesses), 3.4 percentage points more than the Welsh average. All other size

bands account for a relatively smaller proportion of businesses in Powys than recorded

in Wales.

Table 157 UK Business Counts (Enterprises), 2023

Micro (0to 9) | Small (10 to 49) Mfggﬂg‘;ﬂg)ed

Large (250+)

Total

Number % | Number % | Number %

Number

%

Number

Powys 8,030 92.6 560 6.5 75 0.9

10

0.1

8,670

Wales 95,625 89.2 9,690 9.0 1,525 14

340

0.3

107,180

3.26

3.27

3.28

3.29

Source: ONS, 2024
* numbers may not add up due to rounding

Business Change by Sector
In Powys, the total number of registered businesses remained relatively stable,
decreasing slightly from 8,680 to 8,670 between 2018-2023.

Seven of the 18 sectors saw an increase in the number of businesses between 2018-
2023. The construction sector saw the largest absolute rise in the number of
businesses, 80, equivalent to a 9.6 percent increase. Other sectors seeing notable
growth in business numbers include accommodation and food services (+35
enterprises) and manufacturing (+30). By comparison, across all of Wales there was a
net change of only +5 enterprises in the manufacturing sector, suggesting that the

County of Powys is outperforming other areas in Wales in manufacturing.

The sectors with the largest net losses in enterprises between 2018 and 2023 in the
County were agriculture (-80 enterprises), professional, scientific and technical (-25),
health (-25) and arts, entertainment and other services (-25). The large loss of

agricultural firms is consistent with the losses in overall employment in this sector.

Collectively, office-based sectors saw a small decline in business numbers of 20
businesses, equivalent to a 1.3 percent decline. This was not uniform, with information
and communications and property seeing modest enterprise growth, offset by the other

office-based sectors.
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