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Executive Summary 
i. This Economic Development Needs Assessment (EDNA) will assist the Greater Exeter local 

authorities to identify the future scale and location of economic growth across the area. It considers 
employment land demand over the period from 2020 to 2040. This EDNA meets the requirements 
set out in National Planning Policy Framework (NPPF) and Planning Practice Guidance (PPG).   

Economic context 
ii. Greater Exeter is a growing area which has seen population, GVA and employment growth rates 

above the regional and national comparators. The working age population is also growing, and aside 
from Mid Devon, the population is better qualified than the national and regional populations.  

Figure A1: Employment in Greater Exeter Local Authority Areas, 2019 

 

Source: Business Register and Employment Survey, 2020 
 

iii. East Devon accounts for approximately 20% of employment and GVA across Greater Exeter and 
employment growth rates are the highest of the local authority areas in Greater Exeter. A large 
proportion of this growth is concentrated in the West End of the district. Provision of B8 use class 
land should be prioritised to support growth in the Transport & Storage sector. 

iv. Jobs density data, the concentration of employment and GVA, commuting patterns and business 
birth growth rates indicate that Exeter is the employment centre of Greater Exeter. Exeter also has 
the largest concentration of working age people and a highly qualified population. Due to a high 
concentration of GVA in the Information & Communication sector, allowances should be made for 
E(g) use class land. 
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v. Mid Devon has the lowest amount of employment and GVA of the local authorities in the Greater 
Exeter area. It has a relatively low proportion of qualified residents.  

vi. Teignbridge has experienced the highest number of business births per capita of any of the local 
authority areas in Greater Exeter in 2020 and should this trend continue then provision of 
employment land will be needed for new start businesses.  

Demand for employment sites and premises  

Economic forecasts 
vii. Economic forecasts for each district in Greater Exeter have been purchased from Cambridge 

Econometrics (CE) and Experian. These forecasts have been aggregated to find total employment 
growth for Greater Exeter. Both forecasters suggest similar levels of employment growth to 2040.  

Figure A2: Historic and Forecast Employment Change in Greater Exeter, Index (2019=100) 

 

Source: HJA based on Cambridge Econometrics and Experian forecasts 
 

viii. The baseline forecasts draw on the historic economic performance of the area, as well as detailed 
analysis of national and sectoral economic potential. Both forecasts take account of the impact of 
Covid-19, but there is still some uncertainty about the long-term effect of this on the economy. 

ix. To account for uncertainty, four economic growth scenarios have been modelled, based on the 
Experian and Cambridge Econometrics forecasts: a Minimum scenario which selects the baseline 
forecast with the lowest growth for each sector; a Mid-point scenario which takes the mid-point 
between the Cambridge Econometrics and Experian forecasts for every sector; a Clean Growth 
scenario which applies an uplift to the Information & Communications and Professional, Scientific 
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& Technical Activities sectors above the maximum baseline forecasts for these sectors in recognition 
of the Councils’ policy and strategy approaches that look to drive economic growth whilst also 
achieving net-zero carbon targets1; and a Maximum+ scenario which selects the baseline forecast 
with the highest growth for each sector, plus accounting for the Clean Growth scenario. 

x. Due to the significant short-term impact of Covid-19 on employment we have used 2019 as the base 
year for modelling change across the plan period. This removes the potential for over-estimating 
increases in employment across the period 2020-2040.   

xi. Between 2020 and 2040 Greater Exeter is forecast to see employment growth of between +15,600 
and +54,500 jobs across these four scenarios. 

Demand for employment sites and premises 
xii. Employment forecasts were provided at the district level, and demand for employment sites and 

premises has been modelled at the district level.  

xiii. Phase 1 of our assessment of the demand for employment sites and premises takes account of the 
demand driven by future changes in employment across the economy i.e. the economic forecasts 
discussed above. Phase 2 then takes account of: 

• Replacement of existing premises that are no longer fit-for-purpose 
• The re-use of some redundant employment sites for new development 
• An allowance for choice and flexibility in the market 

xiv. This approach has been used to calculate land requirements in each district, which are then 
aggregated to identify the total land requirements for Greater Exeter as a whole.  

xv. Across the board, the replacement requirement is far more significant than the demand resulting 
from net changes in the economy.  

xvi. Total demand to 2040 across the four scenarios set out above comprises: 

• Demand for between 168,000 sq m and 271,000 sq m of office space. This falls to between 
112,500 sq m and 214,000 sq m of office space if the decline in demand for offices leads to 
a reduction in the stock of office space by 10% during the plan period as a result of increased 
homeworking (hereafter referred to as homeworking+). Under the Mid-Point scenario, office 
land requirements range between 16 ha and 53 ha to 2040, depending on the density of site 
development 

• Up to 857,000 sq m of industrial space2, which equates to land requirements of between 202 
and 231 ha under the Mid-Point scenario, depending on the density of site development  

xvii. Taking the highest estimated demand for offices and industrial from the Mid-Point scenario, there 
is demand for up to 284ha of employment land in Greater Exeter between 2020 and 2040.  

 
1 Further work in the future may identify other areas of potential employment and economic growth stimulated by clean growth 
2 Which covers both manufacturing and distribution 
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Figure A3: Total estimated future sites and premises requirements in Greater Exeter (ha) 2020 to 
2040 
 Minimum Mid-point Clean Growth Maximum+ 

Range of demand - Offices 17–42 21–53 25–62 27–68 
- Middle of range 30 37 44 48 
Range of demand - (Homeworking+) 11–28 16–39 19–48 21–54 
- Middle of range 20 28 34 38 
Range of demand - Industrial 190–217 202–231 203–232 214–245 

- Middle of range 204 217 218 230 
 

Market review and supply of sites and premises 
xviii. Current market activity and data reviewed by property adviser JLL suggests a shortfall of supply of 

industrial premises in each of the four Districts in Greater Exeter, and unmet demand in the market. 
This is particularly evident in the West End of East Devon. Whilst there is demand for offices in each 
District, this is particularly concentrated in Exeter and the city’s fringe. There is supply of office 
premises, but the market is seeking new, high-quality, flexible offices. 

xix. JLL has identified 229 ha of employment land that is consented, allocated, or could be brought 
forward for development. The supply of sites is unevenly spread across the four Districts, with just 
under half of the potential supply in East Devon, 27% in Teignbridge, Mid Devon has 22%, and the 
City of Exeter has 5%. 

xx. Of this potential supply, 162 ha are RAG rated as Green (i.e. likely to be delivered); 65 ha of land 
has some barriers to delivery; and less than 2 ha (on a single site) is unlikely to be delivered. 

xxi. Some sites are allocated/suitable for industrial development; some sites are allocated/suitable for 
office development; and four sites (comprising 51 ha) are suitable for both. Of the total supply of 
229 ha, up to 77 ha of this could be developed for offices, and up to 202 ha of this could be 
developed for industrial. 

Assessment of match between supply and demand 
xxii. Nationally there is significantly more demand for industrial premises than supply, with rents and 

capital values reaching new highs.  Evidence from local property advisers JLL shows that the current 
supply of premises is insufficient to meet industrial premises demand in all the Greater Exeter 
Districts. Demand for offices is more variable and is largely concentrated in the City of Exeter and its 
hinterland.   

xxiii. Looking beyond the immediate availability of premises in the market, the total potential availability 
of sites (with planning permission, allocated, and those which could be brought forward for 
development) is not sufficient to meet the mid-point forecast demand over the period from 2020 to 
2040, as shown in the figure below. 
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Figure A4: Overall Demand and Supply of Employment Land in Greater Exeter (ha) 2020 to 
2040 

 Minimum Mid-point Clean 
Growth 

Maximum+ 

Range of demand  201 – 259 218 – 284 222 – 294 235 - 313 
- Middle of range 230 251 258 274 
Total Supply 229 229 229 229 
Deliverable land (RAG Rating Green) 162 162 162 162 

Offices 
xxiv. The figure below shows the geographical distribution of demand and supply of sites for offices in 

Greater Exeter under the Mid-Point scenario. East Devon has an over-supply of office land whilst 
Exeter and Mid Devon have an under-supply of office space, particularly when Green RAG rating sites 
are considered. Sufficient supply in Teignbridge relies on sites that are suitable for both office and 
industrial uses delivering office space. When only sites with a RAG rating of Green are considered 
there is an under-supply of land to meet forecast demand.  

Figure A5: Distribution of Demand and Supply of Employment Land for Office Development 
(Mid-Point scenario) (ha) 2020 to 2040 

 East Devon Exeter Mid Devon Teignbridge 

Range of demand - Offices 4 - 10 12 - 30 2 - 4 3 - 9 
- Middle of range 7 21 3 6 
Range of demand - (Homeworking+) 3 - 8 8 - 21 1 - 4 3 - 7 
- Middle of range 6 15 3 5 
Total Supply  Up to 413 4 6 Up to 26 
Supply- RAG Rating Green  Up to 41 2 1 Up to 2 

Industrial 
xxv. The figure below shows the distribution of demand and supply for industrial sites and premises in 

Greater Exeter. East Devon has sufficient industrial land to meet the Mid-point forecast demand. 
However, when only sites with a Green RAG rating are considered then there is a potential under-
supply. Both Exeter and Mid Devon have an under-supply of industrial land. Teignbridge appears to 
have a small potential over-supply of industrial land. However, when only the sites which are RAG 
rated Green are considered then there is an under-supply of land.  

Figure A6: Distribution of Demand and Supply of Employment Land for Industrial Development 
(Mid-Point scenario) (ha) 2020 to 2040 

 East Devon Exeter Mid Devon Teignbridge 

Range of demand -  
Industrial 

60 - 69 46 - 53 45 - 52 50 - 57 

- Middle of range 65 50 49 54 
Total Supply Up to 903 7 44 Up to 61 
Supply- RAG Rating 
Green  

Up to 64 7 41 Up to 29 

 
3 Note: Some sites are suitable for both offices and industrial, so the maximum amount for either is included in these figures 



 

 

     

   

vi 

Conclusions  
xxvi. Demand to 2040, particularly for industrial premises, in Greater Exeter is higher than availability in 

the current market. Insufficient development is taking place to address this challenge. Over the 20-
year period from 2020 to 2040 there is greater forecast demand for employment land than current 
supply. This raises two challenges: 

• The need to allocate enough employment land to meet the forecast demand over the 20-year 
plan period 

• The need to support the delivery of allocated sites to ensure sufficient supply of suitable 
premises over the period 

xxvii. East Devon appears to have a sufficient amount of employment land which is consented, allocated, 
or suitable for development to meet the demand generated between 2020 and 2040 within the 
District. However, some of the sites may have barriers to their delivery, and the District Council needs 
to work with landowners and promoters to understand and potentially help to overcome these. East 
Devon should also consider how to accommodate some of the forecast future demand driven by the 
economy of the City of Exeter, which may require further site allocations.  

xxviii. The City of Exeter is the main office location in Greater Exeter. However, it has insufficient 
employment land to meet its forecast demand for both offices and industrial development between 
2020 and 2040. Delivery should be encouraged on all currently identified sites and conversion of 
redundant retail units should be considered. There is limited scope for more employment land in the 
city, above that already identified, so some of the demand for employment land stimulated by the 
city’s economy will need to be accommodated in its hinterland, in adjoining local authority areas. 
The Liveable Exeter initiative sets out proposals to replace some industrial sites with mixed-use 
development, including residential as well as employment space. This, along with the lack of 
potential employment sites emphasises the need to accommodate new employment development 
in its hinterland.  

xxix. Mid Devon has insufficient employment land to meet its forecast demand for industrial sites over 
the 20 years to 2040. There is sufficient land allocated to meet office demand, but support to ensure 
delivery of the two sites is needed. Further allocations are needed to accommodate the forecast 
demand for industrial sites and premises. 

xxx. Teignbridge has enough potential employment land to meet its forecast demand for offices to 2040, 
although support for the delivery of some sites may be needed. There is insufficient land to meet the 
forecast demand for industrial sites to 2040, so additional site allocations will be needed. 

xxxi. In all of the local authority areas, the District Council needs to work with landowners and promoters 
to understand the barriers to employment land delivery, and potentially help to overcome these. 
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1 Introduction 
1.0.1 This Economic Development Needs Assessment (EDNA) has been prepared for the Greater Exeter 

area (comprising East Devon, Exeter, Mid Devon and Teignbridge). It provides an update to the 
previous EDNA prepared in 2017. This report will assist the local authorities in the Greater Exeter 
area to identify the future scale and location of economic growth.  

1.0.2  This EDNA is compliant with the latest National Planning Policy Framework (NPPF) and Planning 
Practice Guidance (PPG). 

1.1 Latest NPPF and PPG guidance on employment land 
1.1.1 The National Planning Policy Framework (NPPF) and Planning Practice Guidance (PPG) suggest 

how Local Plans should consider the demand for, and supply of, employment land.  

National Planning Policy Framework 
1.1.2 NPPF Paragraph 81 sets out how the Local Plan should support business growth and productivity. 

Paragraph 82 confirms the need for sustainable economic growth within a strategic context, 
providing sufficient and suitable sites to enable this, overcoming barriers to growth, and ensuring 
flexibility: 

Planning policies should: 

a) set out a clear economic vision and strategy which positively and proactively encourages 
sustainable economic growth, having regard to Local Industrial Strategies and other local 
policies for economic development and regeneration  

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

c)  seek to address potential barriers to investment, such as inadequate infrastructure, services 
or housing, or a poor environment 

d)  be flexible enough to accommodate needs not anticipated in the plan, allow for new and 
flexible working practices (such as live-work accommodation), and to enable a rapid response to 
changes in economic circumstances.  

1.1.3 Paragraph 83 sets out the requirement to consider the needs of key sectors and clusters of activity 
within the local economy: 

Planning policies and decisions should recognise and address the specific locational 
requirements of different sectors. This includes making provision for clusters or networks of 
knowledge and data-driven, creative or high technology industries; and for storage and 
distribution operations at a variety of scales and in suitably accessible locations  

1.1.4 Given the size and diverse nature of the Greater Exeter area (including both a city and large rural 
areas) it is important to understand the NPPF requirements for both rural and urban areas.  
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1.1.5 In the rural economy (Paragraphs 84 and 85), NPPF sets out the need for sustainable growth; 
diversification; tourism and leisure that is appropriate; and the retention and development of 
services and facilities that serve the local communities. 

1.1.6 In respect of town centres (Paragraphs 86 to 91), NPPF suggests that the Local Plan should take 
a positive approach to their growth, management, and adaptation. This means seeking to meet 
anticipated needs for a range of uses including offices over a period of at least ten years.  

Planning Practice Guidance 
1.1.7 PPG sets out guidance on assessing the need for and supply of employment land. The assessment 

of need should be evidence based. Need should be assessed at the level of the functional 
economic market area (FEMA). Consideration of the FEMA is set out in the following section.  

1.1.8 The assessment should consider4: 

• The existing stock of employment land 
• Recent gains and losses to the stock 
• Evidence of market demand, including market intelligence, surveys, and discussions 
• Evidence of market failure 
• Market signals relating to economic growth, diversification, and innovation 

1.1.9 Market signals can include5: 

• Economic and employment forecasts 
• Assessment of local labour supply 
• Analysis of past take-up and future property market requirements 
• Consultations, studies of business trends, and an understanding of changes in business 

models 

1.1.10 PPG notes that5: 

Authorities will need to take account of longer term economic cycles in assessing this data, and 
consider and plan for the implications of alternative economic scenarios. 

1.1.11 Employment and output forecasts should be translated into employment land demand, based on 
four key relationships6, between: 

• Standard Industrial Classifications (SIC) sectors and Planning Use Classes 
• Standard Industrial Classifications (SIC) sectors and types of property 
• Employment to floorspace, using employment densities 
• Floorspace to site areas, using plot ratios based on industry proxies 

1.1.12 The logistics sector is highlighted in PPG as one that needs special consideration, because of its 
role in the economy and distinctive locational requirements. This should include provision of 
premises for ‘last mile’ distribution as well as national and regional logistics sites. This has become 

 
4 PPG Paragraph: 026 Reference ID: 2a-026-20190220Revision date: 20 02 2019 
5 PPG Paragraph: 027 Reference ID: 2a-027-20190220. Revision date: 20 02 2019 
6 PPG Paragraph: 030 Reference ID: 2a-030-20190220. Revision date: 20 02 2019 
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increasingly important with the rise of internet retailing, which has accelerated during the Covid-
19 pandemic. PPG notes that7: 

Where a need for such facilities may exist, strategic policy-making authorities should collaborate 
with other authorities, infrastructure providers and other interests to identify the scale of need 
across the relevant market areas.  

Supply 
1.1.13 The availability of land for employment should be assessed. The allocation of land to meet demand 

should then be assessed. 

Comparing supply and demand 
1.1.14 The demand for employment land and supply should be compared, to identify any gaps in current 

provision.  

1.2 Review of the Greater Exeter FEMA 
1.2.1 The PPG states that the employment land assessment should be conducted at FEMA level. In the 

2017 EDNA, the Greater Exeter area was defined as a single FEMA. The main contributor factors 
to this definition (Travel-to-Work Areas, commuting patterns, Housing Market Areas) have not 
changed since in the interim period so, Greater Exeter is considered a single FEMA.  

1.3 Report Structure 
1.3.1 The remainder of this report is structured as follows: 

• Chapter 2 sets out relevant economic baseline conditions 
• Chapter 3 sets out a review of local policy and economic strategies 
• Chapter 4 sets out analysis of economic forecasts for the Local Plan period and scenario 

development to aid policy decision making 
• Chapter 5 sets out analysis of future employment sites and premises requirements for the area 
• Chapter 6 sets out a market review and a current baseline supply of employment sites and 

available premises 
• Chapter 7 considers the match between demand for and supply of employment sites and 

premises 
• Chapter 8 presents the conclusions 
• Appendices One to Seven set out the forecast employment growth, estimated land 

requirements and supply of sites and premises for each district 
 

 

  

 
7 PPG Paragraph: 031 Reference ID: 2a-031-20190722. Revision date: 22 07 2019 
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2 Socio-Economic Baseline 
2.0.1 The following chapter sets out the most up-to-date data available for Greater Exeter as well as 

identifying changes to the economy since the last EDNA in 2017. It will help to build an 
understanding of the potential drivers of future economic growth in the area.    

2.1 Gross Value Added 
2.1.1 Gross value added (GVA) is a measure of the value of production by businesses and individuals in 

the local economy. Data is presented in current base prices which includes the effects of inflation.  

2.1.2 The data shows that the GVA of Greater Exeter is growing. The City of Exeter contributes the most 
GVA to the Greater Exeter economy. This is in-line with the findings of the previous EDNA. Overall, 
there needs to be ongoing provision of employment land in order to facilitate and accommodate 
growth across Greater Exeter.  

2.1.3 Greater Exeter does not have a particular concentration of GVA in many sectors that have a strong 
influence on demand for employment land. However, there will need to be office provision for the 
Public Administration & Defence sector across Greater Exeter.  

Total GVA 
2.1.4 The Greater Exeter area generated £12.3 billion of GVA in 2019. As shown in the figure below, 

close to 50% of this was generated in the City of Exeter. East Devon and Teignbridge each account 
for approximately 20% of GVA, and Mid Devon the remainder.  

2.1.5 Since 2012 (the period analysed in the previous EDNA), Greater Exeter has seen year-on-year 
growth in GVA and has grown 30% over the period, above the 27% seen in the South West and UK 
(excluding London). Exeter saw the largest growth of 37% between 2012 and 2019, with East 
Devon a notable outlier with only 15% growth. East Devon saw a large decline in the GVA produced 
by the Financial & Insurance sector in 2018 which has contributed to this lower level of growth.  

2.1.6 The lag in publishing GVA data for local authority areas meaning that impacts of Covid-19 on GVA 
cannot yet be reported. 
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Figure 2.1: GVA in Greater Exeter Local Authority Areas, 2019 

 
Source: Regional gross value added (balanced) by industry: local authorities by ITL1 region: TLK 
South West current price, 2021 

GVA by sector 
2.1.7 To understand the relative strength of each sector in Greater Exeter in terms of GVA we have 

calculated a location quotient. This compares the proportion of total GVA generated by each sector 
in Greater Exeter with the proportion generated in each sector in the UK (excluding London). This 
is shown in the figure below.  

2.1.8 Values above 1.2 highlight particular concentrations of a sector compared to the national 
benchmark. In 2019, the Primary Industries & Utilities8, Construction, Real Estate9, and Public 
Administration & Defence sectors were all particularly concentrated in Greater Exeter.  

2.1.9 All local authority areas in Greater Exeter have a concentration of GVA in the Construction sector 
compared to the UK (excluding London). Exeter is the only local authority area that has a 
concentration of GVA in the Primary Industries & Utilities and Public Administration & Defence 
sectors relative to the UK (excluding London). Conversely, the Real Estate sector is concentrated 
in all local authorities except for Exeter.  

 

 
8 This comprises the Agriculture, Forestry & Fishing; Mining & Quarrying; Electricity, Gas, Steam & Air Conditioning Supply; and 
Water Supply, Sewerage, Waste Management & Remediation Activities sectors 
9 The majority of GVA in the Real Estate sector is composed of ‘imputed rents’ which is driven by house prices.  
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Figure 2.2: Greater Exeter GVA Location Quotient 2019 (UK=1) 

 
Source: Regional gross value added (balanced) by industry: local authorities by ITL1 region: TLK 
South West current price, 2021 

2.1.10 The location quotient for each sector in each of the local authority areas has also been calculated. 
In addition to the sectors set out above, the local authority areas have the following strengths by 
location: 

East Devon  
• Accommodation & Food Services 
• Human Health  

Exeter 
• Information & Communication 
• Education 
• Human Health 

Mid Devon  
• Manufacturing 
• Wholesale & Retail; Repair of Motor Vehicles  
• Education  

Teignbridge  
• Accommodation & Food Services  
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2.2 Employment and Jobs Density 
2.2.1 Greater Exeter has seen growth in employment since 2017. The City of Exeter is the largest local 

authority area in terms of employment, and has a high jobs density figure which highlights its role 
as the employment centre of Greater Exeter. This is in-line with the findings of the previous EDNA. 
In order to facilitate and accommodate continued employment growth across the area there will 
be a requirement for provision of employment land.  

2.2.2 Overall, Greater Exeter does not have a concentration of employment in any sector that has a 
particularly large requirement for employment land. There will be a requirement for office space to 
accommodate the Public Administration & Defence sector in Exeter, and the Real Estate sector in 
Teignbridge. In Mid Devon, there will need to be B2 provision made for the Manufacturing sector. 
East Devon will require B8 provision for the Transport & Storage sector, whilst Teignbridge will 
require B8 provision for the Wholesale sector.  

Employment 
2.2.3 Greater Exeter had approximately 226,000 people in employment in 202010. The figure below 

shows the distribution of this employment across each of the local authority areas. As with GVA, 
Exeter accounts for a significant majority of employment in Greater Exeter.  

Figure 2.3: Employment by Local Authority Area, 2020 

 
 Source: Business Register and Employment Survey, 2020 
 
2.2.4 Greater Exeter has seen a higher rate of employment growth between 2017 and 2020 than in the 

South West and the UK (excluding London). Employment has increased in every local authority 

 
10 Business Register and Employment Survey (2020) 
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area in Greater Exeter. East Devon has seen a 6% rise in employment over the period, which is the 
highest growth rate seen across the four local authorities.  

2.2.5 In all local authority areas except Exeter, employment grew between 2017 and 2019, then fell in 
2020 (although the decline in Mid Devon was less than 1% of total employment). Exeter 
experienced growth throughout the period, including a 2% increase in employment between 2019 
and 2020.   

2.2.6 Vacancy rates are high throughout Greater Exeter in the summer of 2022.  

Employment by sector 
2.2.7 As per the analysis for GVA above, we have calculated a location quotient for employment. This 

shows that Greater Exeter has a particularly high concentration of employment in the Primary 
Industries & Utilities, Construction, and Accommodation & Food Services sectors as shown in the 
figure below.  

Figure 2.4: Location Quotient of Greater Exeter Employment, 2020 

 
Source: Business Register and Employment Survey, 2020 

2.2.8 All local authority areas except for Exeter share above average concentrations in the Primary 
Industries & Utilities and Construction sectors. East Devon and Teignbridge both have a high 
concentration of employment in the Accommodation & Food Services sector.  

2.2.9 In addition to these sectors each of the districts have high concentrations of employment as 
follows: 

East Devon 
• Transport & Storage  
• Real Estate  



 

 

     

   

9 

• Other Service Activities 

Exeter  
• Public Administration & Defence 
• Education 
• Human Health  

Mid Devon 
• Manufacturing 
• Arts, Entertainment & Recreation  

Teignbridge 
• Wholesale & Retail Trade; Repair of Motor Vehicles and Motorcycles  
• Real Estate 

Jobs density  
2.2.10 Jobs density is the number of jobs in an area divided by the number of working age residents in 

that area. In 2020, Mid Devon had the lowest job density of the four districts in Greater Exeter and 
the City of Exeter had the highest, at 0.71 and 1.14 respectively11. The high job density in the City 
of Exeter reflects its role as the employment centre for Greater Exeter, and in-commuting patterns 
from other local authority areas.  

2.2.11 Teignbridge, Mid Devon and East Devon have lower job densities than the UK (excluding London) 
and the South West, with job densities of 0.82, 0.71 and 0.88, respectively. 

2.2.12 Between 2017 and 2019 (prior to the Covid-19 pandemic) total jobs increased in all local authority 
areas in Greater Exeter except for Teignbridge, where there was a small decline in total jobs. East 
Devon and Exeter saw a decline in total jobs in 2020 compared to 2019 figures, whilst Mid Devon 
and Teignbridge saw total jobs figures remain the same. 

2.3 Business base 
2.3.1 The Greater Exeter area has seen growth in the number of active micro and SME (Small and 

Medium-sized Enterprise) businesses over the period from 2017 to 2021. There has also been an 
increase in the number of business births between 2017 and 2020, and five-year survival rates 
are above the regional and national averages.  

2.3.2 Mid Devon has a notably lower rate of business births per capita compared to other local authority 
areas, but has high survival rates. Exeter has the second highest rate of business births per capita, 
but has lower survival rates at one, two, three, four, and five years than the other local authority 
areas.  

2.3.3 Employment land will need to be provided to accommodate the growing number of micro and SME 
businesses in Greater Exeter. Mid Devon may require less land due to the lower business birth 
rate, but will see less churn in employment land due to high survival rates. Exeter will likely see 
higher levels of churn due to lower survival rates.  

 
11 Jobs Density (2020) 
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Active businesses 
2.3.4 There are approximately 21,000 businesses located in Greater Exeter12. The number of micro 

businesses (0-9 employees) in Greater Exeter has increased by 3% between 2017 and 2021, 
which is in line with UK (excluding London), but below the South West.  

2.3.5 The Greater Exeter area has performed well in comparison to UK (excluding London) and the South 
West in terms of SME growth. Greater Exeter saw 2% growth in SME businesses between 2017 
and 2021, whilst the region saw a 1% decline in SME businesses and the UK (excluding London) 
saw no growth. The number of SMEs has increased in all local authority areas aside from Exeter 
over the same period. The district with the highest SME growth rate was East Devon.  

2.3.6 There was minimal change in the number of large businesses (250+ employees) between 2017 
and 2021 in Greater Exeter. This is below the growth experienced in the UK (excluding London) 
and the South West respectively.   

Business Births  
2.3.7 The figure below shows the number of business births per 1,000 people in 2020 in Greater Exeter 

and each of the local authority areas compared with national and regional benchmarks.  

Figure 2.5: Business Births per 1,000 people, 2020 
 Business births per 1,000 people 

East Devon 4.1 
Exeter 4.7 
Mid Devon 3.9 
Teignbridge 4.9 
Greater Exeter 4.4 
South West 4.4 
UK (excluding London) 4.8 

Source: ONS Business Demography, 2020 
 
2.3.8 Greater Exeter has a rate of business births in-line with the South West, but below the UK (excluding 

London) benchmark. Teignbridge had the highest number of births per 1,000 people and, 
alongside Exeter, is above the Greater Exeter benchmark.  

2.3.9 Greater Exeter has seen growth in the number of business births in 2020 compared to 2017 
figures. This is contrary to the trend seen in the South West and UK (excluding London). Exeter and 
Teignbridge have seen growth in the annual number of business births, with East Devon and Mid 
Devon seeing little to no change in the annual number of business births.  

Business survival 
2.3.10 The survival rate of newly born enterprises in Greater Exeter, and each of the local authority areas 

is shown in the figure below.    

 
12 Business Demography (2020) 



 

 

     

   

11 

Figure 2.6: Business Survival Rates 
 One-year Survival Rate (Born 

2019) 
Five-year Survival Rate (Born 
2015) 

East Devon 90% 51% 
Exeter 77% 44% 
Mid Devon 91% 52% 
Teignbridge 88% 50% 
Greater Exeter 85% 49% 
South West 90% 44% 
UK (excluding London) 90% 41% 

Source: ONS Business Demography, 2020 
 
2.3.11 One-year business survival rates are slightly below regional and national comparators, but five-year 

survival rates are slightly above. Exeter stands out for having lower survival rates than other local 
authority areas, whilst Mid Devon has the highest survival rates.  

2.4 Population 
2.4.1 The Greater Exeter area is growing, and all local authority areas have seen a higher rate of growth 

than the regional and national averages. The working age population in the Greater Exeter area is 
also growing at a faster rate than the regional and national averages. Once again, this is the case 
across each of the local authority areas that make up Greater Exeter. This contrasts with the 
previous ENDA where some local authority areas had seen a decline in their working age 
population.  

2.4.2 Growth of the Greater Exeter population, in particular the working age population, will lead to the 
requirement for more employment land across the area.  

Total population  
2.4.3 According to the 2021 Census there are just under 500,000 people in Greater Exeter. The 

population of the area has increased by 10% since the last Census. This is above regional and 
national comparators. East Devon has seen the largest increase in total population between 2011 
and 2021 (14%), whilst Mid Devon has seen the smallest increase (6%).   

Working age population 
2.4.4 Population data from the 2021 Census is not yet available by single year of age. Therefore, an 

analysis of the working age population (16-64) is not possible. We have examined the population 
aged 15-64 as a proxy for the working age population.  

2.4.5 In Greater Exeter 61% of the population is aged 15- 64. This is slightly below the regional (62%) 
and national (63%) comparators. The proportion of the population that is of working age has 
declined by 2% in all these areas since the 2011 Census.  

2.4.6  Seventy percent of the population in Exeter is of working age. This has remained consistent across 
both the 2011 and 2021 Censuses. In all other local authority areas in Greater there has been a 
small decline in the proportion of the population that is of working age. East Devon has the lowest 
proportion, at 56%. 
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2.4.7 It is possible to look at the population aged 16 to 64 and annual changes using Mid Year Population 
Estimates, with the latest data from 2020.  

2.4.8 The working age (16-64) population of Greater Exeter accounted for 59% of the total population in 
2020. This is just below the South West and UK (excluding London) percentages of 60% and 62% 
respectively. This population has grown 3% since 2017, which is larger than the 1% growth seen 
in the South West and UK (excluding London) over the same period.  

Figure 2.7: Percentage Change in the Working Age Population 2017 - 2020 

 

2.4.9 The City of Exeter has seen the largest rate of growth in its working age population over the period 
from 2017 to 2020 of 4%, and the working age population made up almost 70% of its total 
population in 2020. This is the only local authority area in Greater Exeter where the working age 
population as a proportion of the total population exceeds the South West and UK (excluding 
London) figures.  

2.4.10 East Devon had the smallest proportion of its population of working age (54%) but, has seen 3% 
growth in this population since 2017.  

2.5 Unemployment and economic activity 
2.5.1 Economic activity rates in Greater Exeter show signs of decline, in particular since 2020. East 

Devon, Exeter and Teignbridge also experienced large increases in economic inactivity rates for 
over 50s post 2020, potentially as part of a shift towards early retirement. At this point it is unclear 
if this will be a short or long-term trend, and this needs to be monitored further. Claimant count 
rates have increased (largely attributable to the Covid-19 pandemic) and remain over double that 
seen prior to the pandemic.  
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2.5.2 The data contrasts with the previous EDNA where only Exeter had seen a decline in its economic 
activity rate. Due to the roll out of universal credit it is not possible to make comparisons with 
respect to the claimant count.  

2.5.3 If the fall in economic activity rates becomes a long-term trend this may limit business growth (and 
so demand for employment land) as there is a smaller labour pool from which to recruit. However, 
in the short term there appears to be some slack in the labour market with more claimants than 
prior to the Covid-19 pandemic.  

Economic activity rate 
2.5.4 The economic activity rate measures the proportion of the population aged 16-64 who are 

economically active13. The economic activity rate in Greater Exeter was 76% in the period between 
October 2020 and September 202114. This is below the South West and UK (excluding) London 
figures of 80% and 78%.  

2.5.5 Mid Devon had the highest economic activity rate of the four local authority areas, which at 83%, 
is above the South West and UK (excluding) London comparators. All other local authority areas 
had an economic activity rate below these comparators, of which the City of Exeter had the lowest 
rate of 73%.  

2.5.6 Between 2017 and 2020 the absolute number of economically active residents in Greater Exeter 
has declined. This is also true for all local authority areas except Mid Devon, which has seen an 
increase. The South West and UK (excluding London) have also seen a decline in the number of 
economically active residents in 2020 relative to 2017 as shown in the figure below.  

Claimant Count 
2.5.7 The average annual claimant rate (claimants as a proportion of the working age population) for 

Greater Exeter between 2017 and 2021 can be seen in Figure 2.3 below. This shows that there 
was a significant increase in the claimant rate as a result of the Covid-19 pandemic, and that 
claimant rates are still over double that of the 2019 figures. This is still below the regional and 
national comparator areas.   

 

 
13 Defined as those in employment or unemployed 
14 Annual Population Survey, 2022  
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Figure 2.8: Indexed Number of Economically Active Residents 2017 – 2020 (2017=100) 

 
Source: Annual Population Survey, 2022 

 
Figure 2.9: Claimant Count as a Proportion of Working Age Residents 2017 - 2021 

 
Source: Claimant Count by Sex and Age, 2022 
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2.5.8 East Devon had the lowest claimant count rates up to 2019 but, has seen an increase during the 
Covid-19 pandemic. Teignbridge had the highest claimant count rate in 2019, and this trend 
continued during 2020 and 2021.  

2.6 Qualifications  
2.6.1 The proportion of residents qualified to NVQ4+ in Greater Exeter is in-line with regional and national 

average, but has seen a decline on 2017 figures, which is not in-line with the trend in these areas.  

2.6.2 The previous EDNA found there was a higher proportion of working age residents qualified to 
NVQ4+ than the national average in all of the local authority areas in Greater Exeter. This contrasts 
with the data below which shows only Exeter with a higher proportion than the regional and national 
averages. 

2.6.3 If there is continued decline in the level of people qualified to NVQ4+ in Greater Exeter it may 
suppress demand for employment land as existing business struggle to hire people with suitable 
skills and qualifications, and inward investors choose to locate somewhere with a larger pool of 
highly qualified residents.  

Qualifications at NVQ4+ 
2.6.4 Data from 2020 shows that Greater Exeter has the same percentage of working age residents 

qualified to NVQ4+ as the regional and national averages at 40%. There is notable variation from 
the Greater Exeter average in Mid Devon, where 26% of residents were qualified to NVQ4+ in 2020, 
and the City of Exeter, where 51% of residents are qualified to NVQ4+.  

2.6.5 The figure below shows the change in the percentage of residents qualified to NVQ4+ in 2020 
compared to 2017. 

2.6.6 The figure above shows that in Greater Exeter, and across all the local authority areas, there is a 
decline in the proportion of residents qualified to NQV4+.    

2.6.7 In absolute terms, there has been a decline in people qualified to NVQ4+ in Greater Exeter and 
across all local authority areas except Exeter. Once again, this is not in-line with the regional and 
national comparators.  
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Figure 2.10: Change in the Percentage of Residents Qualified to NVQ4+ between 2017 and 2020 

 
Source: Annual Population Survey, 2021 

2.7 Commuting 
2.7.1 Greater Exeter sees a large number of its residents commuting into the City of Exeter for work. This 

will create more demand for employment land in and around the City of Exeter as it is the location 
of employment. However, providing employment land in other local authority areas could see cross-
boundary commuting reduced or shifted to other locations.  

2.7.2 Commuting data has not been updated since the previous EDNA as it is based on Census data, 
which has not been updated.  

Commuting flows 
2.7.3 Census data from 2011 provides commuting flows for each local authority area in Greater Exeter. 

The City of Exeter is the only local authority area with a net inflow of commuters, with approximately 
26,000 travelling into Exeter for work. East Devon, Mid Devon and Teignbridge have net 
commuting outflows of 6,000, 8,000 and 9,000, respectively. For each of these districts the most 
prominent destination for outflowing commuters is Exeter.  

2.8 Conclusions 
2.8.1 Greater Exeter is a growing area which has seen population, GVA and employment growth rates 

above the regional and national comparators. The working age population is also growing, and 
aside from Mid Devon, the population is equally as qualified as the national and regional 
populations. A growing area will require provision of employment land to facilitate continued 
growth.  
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2.8.2 Across both GVA and employment, Greater Exeter has a particular concentration in both the 
Primary Industries & Utilities and Construction sectors. Neither of these sectors have a large 
influence on the demand for employment land. There is a concentration of GVA in the Public 
Administration & Defence sector (driven by its concentration in the City of Exeter, where 
employment is also above the national average) which will contribute to demand for office space 
in the area.   

2.8.3 Economic activity rates in Greater Exeter are slightly below the regional and national averages, but 
have been declining in recent years. If this trend continues it will suppress future growth due to a 
lack of labour supply unless those that are economically inactive can be encouraged back into the 
labour market. Students tend to make up a large majority of the economically inactive population. 
If these students become economically active in the area following graduation, then this will be a 
source of future labour in the market and facilitate growth.  

2.8.4 Prior to the Covid-19 pandemic Greater Exeter had a lower claimant rate than the regional and 
national benchmarks. Covid-19 led to large increases in the claimant count across all districts in 
Greater Exeter. If the claimant rates return to those levels seen prior to the pandemic, there will be 
a large number of people re-entering the workforce which will provide labour for businesses and 
drive growth.  

East Devon 
2.8.5 The area has seen population growth, but has the lowest proportion of its population of working 

age. Historically, the District has had the lowest claimant count rate of the local authority areas in 
Greater Exeter. Labour supply could be a limiting factor for business growth in the area which could 
supress demand for employment land.   

2.8.6 East Devon accounts for approximately 20% of employment and GVA across Greater Exeter. 
Employment growth rates are the highest of the local authority areas in Greater Exeter, and the 
District has a concentration of employment in the Transport & Storage sector (likely driven by the 
presence of Exeter Airport and large distribution depots in the west of the District). Provision of B8 
land in the District will allow for continued growth in this sector.  

2.8.7 The area in the west of East Devon (known as the West End) is notable in terms of both employment 
and GVA. In 2020, the area15 was home to largest amount of employment of any MSOA16 in East 
Devon and generated the largest amount of GVA.  

2.8.8 In 2020 the area accounted for 17% of total employment (excluding Agriculture) in East Devon, 
and 23% of the total GVA generated in the District.   

2.8.9 This will likely be an area that continues to see demand for additional employment land and 
premises.  

Exeter  
2.8.10 Jobs density data, the concentration of employment and GVA, and commuting patterns indicate 

that the City of Exeter is the employment centre of Greater Exeter. Exeter also has the largest 
concentration of working age people, and has seen the largest growth in this population between 
2017 and 2020. The proportion of this population that is qualified to NVQ4+ level is also above 

 
15 The West End has been defined as MSOA E02004134 which encompasses the Exeter and East Devon Enterprise Zone Areas 
16 Mid-Layer Super Output Area – a geographic area used for Census data reporting 
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the national and regional benchmarks. A large, highly qualified working age population will drive 
future growth and be attractive to firms wishing to locate close to a potential workforce.  

2.8.11 Exeter also saw the largest number of business births per capita in 2019 compared to the other 
districts in the area, and saw business births increasing between 2015 and 2018. The survival 
rates for businesses in Exeter are however, the lowest of all the local authority areas. This will 
mean that Exeter will need to make employment land allowances for start-up businesses in the 
area. However, there will likely be higher levels of churn in employment land as businesses fail and 
others take up the available employment land.  

2.8.12 Exeter has a particular concentration of GVA in the Information & Communication sector. To 
facilitate continued growth of this sector particular allowances should be made for E(g) use class 
land.   

Mid Devon 
2.8.13 Mid Devon accounts for the lowest amount of employment and GVA of the local authorities in the 

area. It a high economic active rate, but had the lowest proportion of its residents qualified to 
NVQ4+ in 2020.   

2.8.14 Mid Devon has an above average concentration of both GVA and employment in the Manufacturing 
sector, and a concentration of GVA in the Wholesale & Retail Trade sector. These sectors will 
require the provision of B2 and B8 employment land to continue growing.  

2.8.15 Mid Devon has seen the lowest number of business births per capita but, has the highest survival 
rates. This will lead to a low level of churn in employment land which will mean provision will need 
to be made for the (albeit low level) of new businesses in the area.  

Teignbridge 
2.8.16 Alongside East Devon, Teignbridge accounts for approximately 20% of employment and GVA in 

Greater Exeter. The area has experienced the highest number of business births per capita of any 
of the local authority areas in 2020, and has average survival rates for the area. If the growth in 
business births continues then provision of employment land will be needed for new start 
businesses.  

2.8.17 The area has seen the smallest rate of growth in its population in recent years. The District has the 
highest claimant count rate of the local authority areas. A lack of population growth could supress 
demand for employment land however, a high claimant count rate suggests there is some slack in 
the local labour market which could be attractive to some businesses. 

2.8.18 Teignbridge has a concentration of employment in the Wholesale & Retail Trade and Real Estate 
sectors. These sectors will drive demand for office and B8 premises respectively in the area.  
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3 Policy 
3.0.1 This chapter sets out a review of regional and local policy to identify policies that may have an 

impact on the demand for employment land in Greater Exeter.  

3.1 Heart of the South West Local Enterprise Partnership (LEP)  

Heart of the South West Employment and Skills Review (2022) 
3.1.1 This report provides an employment and skills profile of the Heart of the South West LEP area. Key 

findings from the report and their implications for employment land demand are set out below. 

3.1.2 Employment has recovered to pre-pandemic levels in the LEP area, although there remains a 
variety of sectors in which the numbers of jobs have not recovered, such as Manufacturing and 
Wholesale & Retail Trade sectors.   

3.1.3 If jobs in these sectors return to pre-pandemic levels this will likely increase the demand for 
employment land, particularly B2 and B8.  

3.1.4 Falling economic activity rates are a key concern in the LEP area and particularly in Devon. Annual 
Population Survey data reveals that this is largely driven by those aged 50–64 taking early 
retirement, and people choosing to leave the labour market.  

3.1.5 Unemployment has fallen by 27 % between October 2020 and September 2021, although it must 
be noted that this is partly driven by a fall in the numbers of economically active individuals  

3.1.6 Falling economic activity rates and high levels of employment may lead to a lack of people available 
to fill job vacancies which will suppress growth rates, and so, demand for employment land.  

3.1.7 The Business Insights and Conditions Survey reveals that homeworking is still prevalent in the UK, 
with 17.3% of all employees working remotely in December 2021. The sectors with the highest 
proportion of staff working remotely include Information & Communication (58%) and Professional, 
Scientific & Technical activities (38%).  

3.1.8 Higher levels of remote working in the Information & Communication and Professional, Scientific 
& Technical sectors may lead to falling demand for office/light industrial E(g) premises and land 
as businesses re-think their requirements. However, it is possible that increased levels of remote-
working may also increase demand for flexible workspace by those remote workers that do not 
wish to work from home.  

Heart of the South West Local Skills Report (2022) 
3.1.9 Business growth is being restricted by a lack of skills in: 

• Digital 
• High-tech specialisms in aerospace, photonics, and marine 
• Advanced engineering and manufacturing 
• Logistics 
• Areas that will support the transition to net zero 
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3.1.10 Skills shortages such as these have been exacerbated by current labour shortages arising from a 
decline in the economic activity rate (particularly amongst those aged 50+), as well as increasing 
house prices driving young people to more affordable areas. A shortage of labour and a lack of 
skills in these areas has the potential to restrict business growth and demand for employment 
land.  

3.1.11 The distribution of the demand for, and supply of, skills in the Heart of the South West LEP is as 
follows:  

• High supply and high demand for skills in the Exeter Travel to Work area (i.e. "High-skills 
equilibrium").  

• High supply, but lower demand across parts of Devon (i.e. "Skills surplus").  

3.1.12 According to the Local Skills Report the Greater Exeter area has a high supply of skills. This will 
help to support business growth in the area. The report also outlines a skills action plan for the 
Heart of the South West LEP and the LEP commit to supporting skills renewal and recruitment 
through recovery in hard hit sectors.  

3.2 Devon County Council  

Devon’s Economy – Covid-19 recovery update (2021) 
3.2.1 This report details the various impacts of Covid-19 on the local authorities in Devon. The UK 

Government rated the Devon economy as ‘red’ in Spring 2020 due to its rapid decline following 
the introduction of nationwide lockdowns.  The decline was concentrated in sectors such as 
Tourism, Hospitality, Manufacturing, Construction, and Fishing.  

3.2.2 Since the reopening of the economy, there have been significant labour supply issues. An 
important driver of labour shortages has been a large increase in economic inactivity rates among 
those aged 50-64, likely caused by early retirements. Teignbridge has seen the greatest fall in 
economic inactivity rates of all districts in Devon over the period December 2019 to June 2021, 
with East Devon also seeing a significant decline.  

Draft Interim Devon Carbon Plan (2020) 
3.2.3 Devon County Council has declared a climate emergency and is seeking to become net-carbon 

neutral by 2050. Key outcomes of this Plan include transition to a circular economy and re-skilling 
the workforce to work in low-carbon sectors.  

3.3 East Devon 

East Devon Local Plan 2013 – 2031 (adopted January 2016) 
3.3.1 The current Local Plan seeks to identify suitable land for employment uses to increase employment 

opportunities in East Devon. Much of the development is to be located in the West End of the 
District (part of the Exeter sub-region) to encourage job provision and inward investment here.  

3.3.2 New jobs will be encouraged in locations near to residential dwellings and vice versa, to reduce 
commuting by cars. It is anticipated that approximately 250 new homes could generate the need 
for 1 ha of employment land. Over the remaining plan period (2022/23 to 2030/31) the Plan 
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details the provision of approximately 6,700 new homes across the District, which would lead to 
the requirement for 27.6 ha of employment land based on this formula.  

East Devon Draft Local Plan 2020 – 2040 (January 2022) 
3.3.3 East Devon is seeking to provide high quality jobs in close proximity to residents’ homes, and drive 

economic growth and prosperity in the District. The Plan seeks to provide employment land to 
attract new and established businesses working in the transformational sectors17 to East Devon, 
as well as supporting the established mix of sectors. This will lead to a requirement for employment 
land in the District, particularly in the West End.  

3.3.4 There will be a continuation of the patterns of development from the existing Local Plan through 
to the new plan. Development will be centred in the western side of the district, and this will also 
be the location of a new town.  

3.3.5 Additional employment land provision, in particular office space, will primarily be located in Tier 
One (Exmouth) and Tier Two (Axminster, Cranbrook, Honiton, Ottery St Mary, Seaton, and 
Sidmouth) settlements. Development in these areas will be focussed on meeting local needs and 
encouraging self-sufficient service centres.  

A Clean Growth Vision for Development in the West of the District (2021) 
3.3.6 The vision states that long-term future growth in the area will be in Research and Development 

(R&D) driven businesses. However, the area is currently seeing growth in the logistics sector. To 
facilitate the continued growth of the logistics sector in the area it may be necessary to provide B8 
employment land in the area. In the longer term there will be a requirement for E(g) employment 
land, in particular E(g)(ii) i.e. research and development facilities.  

3.3.7 There are strong ambitions to build upon an opportunity for a clean aviation hub in and around 
Exeter Airport. Following the closure of Flybe, which resulted in 900 job losses at the airport, the 
Council aspire to strengthen East Devon’s portfolio of pilots and demonstrators across all clean 
technologies, with Exeter Airport as a potential hub. Currently, the draft Local Plan appears to 
suggest that existing land will be used for this purpose so there would be no additional employment 
land implications at this point.  

3.3.8 The Vision also emphasises a need for more agile, vibrant work hubs located within easy access 
to homes, nature, services and knowledge centres which will be linked together by cycleways. It is 
anticipated that together the hubs will provide a ‘campus feel’ to maximise opportunities for 
collaboration, innovation and growth.  

3.3.9 Further work continues to be carried out on the potential for clean growth and the economic and 
employment impact of this in East Devon and Greater Exeter. As more work is done, the clean 
growth aspirations for the area will become clearer, and different future scenarios can be 
considered. 

 
17 These are Smart Logistics and Transport, Data Analytics Health Innovation, Knowledge Based Industries and Environmental 
Futures.  
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3.4 Exeter 

Core strategy 2012-2026 (adopted 2012) 
3.4.1 The vision for Exeter is to drive growth by providing housing, jobs and supporting infrastructure to 

enable development. Because of the scale of the growth ambition for Exeter, Exeter and East 
Devon have been awarded Growth Point status.  

3.4.2 Objectives to encourage economic development in Exeter include: 

• Diversifying the Exeter economy with particular focus on knowledge-based activities and low 
and zero carbon technology  

• Providing sufficient land and an appropriate range of accommodation for businesses 
particularly in the Monkerton/Hill Barton, Newcourt and Matford areas  

• Providing opportunities for high quality office development within the City Centre   

3.4.3 The strategy cites research by the RSS that states the key growth sectors in the area are 
Information and Communications, Biotechnology, and Computer Services. This will lead to 
increased demand for E(g) employment land.  

3.4.4 However, Exeter does face some challenges including:  

• Low ‘staying-on’ rate at 16+ and few young adults with high level qualifications  
• High demand for employment sites but lack of size and range available  
• Challenge of accommodating university growth 
• High level of CO2 emissions  

3.4.5 The lack of people with high level qualifications, and a lack of employment sites could place a limit 
on the scale of growth. University growth may lead to competition for sites which may limit the 
supply of suitable employment land sites.  High CO2 emissions will lead to the need for sustainable 
development in the city.  

3.4.6 To maximise the sustainability of future development in the city, development will focus on the 
most sustainable locations.  These include: 

• The city centre, existing centres and previously developed land 
• Sustainable urban extensions 
• The Growth Point to the east of the city 

Draft Outline Exeter Plan (September 2022) 
3.4.7 Exeter has a strong ambition to grow the economy with a focus on innovative business sectors, 

making the most of a skilled workforce, the benefits of the University and the world-leading 
research on climate change. The new Exeter Plan seeks to take full advantage of the opportunities 
for economic growth and supports the economy and green growth by identifying the employment 
space and infrastructure needed. 

3.4.8 There is a particular focus on unlocking further growth potential within the knowledge economy, 
especially transformational sectors.  Transformational sectors that have potential for growth in 
Exeter include: 
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• Data analytics:  
• Environmental futures 
• Heath innovation  
• Digital innovation  
• Other emerging transformational businesses  

3.4.9 The Exeter Plan seeks to support these new transformational businesses, whether they be spin-
offs from the University of Exeter or other local bodies, new start-ups or inward investment by 
existing firms. 

3.4.10 The Plan also seeks to protect those established employment areas that are key to meeting future 
employment needs, whilst also allowing change of use where it can be established that mixed use 
development could sustain both employment and housing development or where there are 
unacceptable amenity impacts from current employment activities.  

3.4.11 Flexible working is becoming more important and the Exeter Plan seeks to ensure that future 
development supports this. Shared workspaces help to increase employment densities and 
provide flexible opportunities for SME’s and traders. Incorporating work hubs, co-working, 
collaborative workspaces and live-work units into all large-scale developments will ensure a truly 
liveable and sustainable environment and support the national shift to alternative ways of working. 
Shared use of public and community spaces can also contribute; community cafes and creative 
hubs can connect individuals and allow collaborative working.  

3.4.12 The Plan also addresses access to jobs and skills with policies that support employment and 
learning opportunities, social mobility, and city-wide inclusion and require the submission of 
employment and skills plans for major development.  

Building Exeter Back Better (2020) 
3.4.13 The Exeter Build Back Better strategy outlines actions for local economic recovery from the Covid-

19 pandemic. Actions which may impact employment land involve commissioning a study to review 
demand for, and supply of, commercial space within the city and to develop the proposition for 
major relocations to Exeter (Government/Company HQ’s/charities) linked to the City Point 
development and in line with Exeter Live Better promotional activity.  

3.4.14 Large relocations to the city will lead to additional demand for employment land that may not be 
captured by standard employment land forecast methodologies which rely on employment growth 
forecasts.  

Liveable Exeter  
3.4.15 The Liveable Exeter initiative sets out plans for significant housing delivery across eight sites in 

Greater Exeter. The delivery of significant housing growth is intended to bring major investment to 
the city, which will in turn create thriving neighbourhoods with new homes and meaningful, high 
value jobs.  

3.4.16 Liveable Exeter will help to deliver the Exeter Plan.  

Innovation Exeter Strategy 
3.4.17 The aim of this strategy is to establish the Greater Exeter area (Exeter, East Devon and Teignbridge) 

as a knowledge economy, focused on high performance computing and data analytics.  



 

 

     

   

24 

3.4.18 At the time of writing there were a small number of ‘totemic’ projects proposed but no funding 
stream for them. Physical development was however, likely to be located in the Exeter Science 
Park.  

Local Labour Market Outlook (2022) 
3.4.19 Key trends highlighted by the report include a 16% rise in job numbers, a 29% fall in Claimant 

Counts and a 93% increase in job postings from January to December 2021.  

3.4.20 Industries with a high concentration of employment compared with the UK average in 2021 include 
Water Collection, Treatment & Supply; Professional, Scientific & Technical Activities; Electricity, Gas 
Steam & Air Conditioning Supply; and Telecommunications. 

3.4.21 This suggests that there is strong employment demand in Exeter, with commensurate increases in 
demand for employment land. The strength of the Professional, Scientific & Technical Activities 
and Telecommunications sector suggest demand for E(g)(i) office employment land.  

University of Exeter: The Future of Work is Now summary report (2020) 
3.4.22 This independent report provides a high-level analysis into trends impacting the future world of 

work, and those which have been accelerated by the Covid-19 pandemic.  

3.4.23 The Covid-19 pandemic forced organisations (including those that had previously resistant to 
remote working) to embrace homeworking and the use of collaborative tools. The report anticipates 
that remote working patterns will continue for most organisations.  

3.4.24 This may lead to a lower requirement for employment land, particularly E(g)(i), in the future if these 
staff need to be physically located in a central workplace.  

Net Zero Exeter 2030 Plan (2020) 
3.4.25 This Plan sets out proposals for Exeter to achieve net zero carbon by 2030. The key aspects of the 

plan that may influence the demand for, and location of, employment land are: 

• Ensuring that the Local Plan identifies new employment sites that can be served by quality 
public transport links, walking, and cycling 

• Building a network of work hubs to reduce the need to travel into the city for work 
• Establish freight consolidation centres at key access points into the city to reduce the number 

of vehicles coming into the city centre 

3.5  Mid Devon 

Mid Devon Local Plan 2013 – 2033 (adopted July 2020) 
3.5.1 The Local Plan seeks to deliver a realistic level of development across Mid Devon, whilst 

recognising that Exeter and Taunton remain important employment centres for Mid Devon’s 
working population.  

3.5.2 Development across the District will be managed to increase inward investment and reduce the 
reliance on private vehicles for transport. Historically, there has been slow take-up of sites in the 
District. However, the Plan acknowledges that there is a shortage of small-scale employment sites 
and deliverability issues surrounding the very large employment sites. 
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3.5.3 Allocations of commercial land (all employment generating uses) have been made in proximity to 
future housing locations, so Cullompton will be the primary strategic focus for development in the 
medium to long term, with Tiverton and Crediton of secondary focus. At the time of writing there 
was an excess of commercial land supply (all employment generating uses) in Cullompton and 
Tiverton, and constrained supply in Crediton.  

Mid Devon Employment Land Review Update (2018) 
3.5.4 Key findings from economic analysis of the employment land review included:  

• Wholesale & Retail represents the largest sector in Mid Devon in terms of workforce jobs, 
followed by Manufacturing. 

• Mid Devon has seen a 24% increase in workforce jobs in the 16 year period from 2000 to 
2016. Between 2013 and 2016 there has been a particular strong increase in workforce jobs 
of approximately 17%.  

• Self-employment makes up 20% of all employment for working age people in Mid Devon, which 
is significantly higher than the South West average (12%) and almost twice the average for 
Great Britain (10.6%).  

• The vast majority of businesses in Mid Devon are smaller firms comprising 0-9 employees 
(92%), while large firms of over 250 people account for a very small proportion of businesses 
(0.1%).  

3.5.5 Consultations with local stakeholders revealed that Mid Devon had seen significant levels of recent 
inward investment, particularly around the M5 corridor. There had also been a number of local 
companies seeking to expand, although this was more likely in Crediton and rural areas.   

3.5.6 There was a continued high level of demand for employment sites and premises in the District, but 
a lack of land. Demand came primarily from those sectors already strong in the area. Businesses 
felt that the priority for future employment land provision should be provided in Tiverton, the M5 
corridor and then, Cullompton or Crediton.  

Economy Strategy for Mid Devon (2019–2024) 
3.5.7 The council has an ambition for Mid Devon that GVA and the number of businesses will have 

increased by 10% over the strategy period. 

3.5.8 The area currently has a strong Manufacturing sector, and is seeking to grow this alongside the 
Low Carbon and Hi-Tech sectors.  

3.5.9 Established employment sites rarely become vacant, and when they do, they are often filled within 
a couple of months. A key employment site in Mid Devon is Hitchcock’s Business Park, which is 
fully let and has a waiting list of businesses looking to occupy buildings once they become 
available. A key reason for its success is the flexibility of the workspaces and their ability to 
accommodate a wide variety of businesses.  

3.5.10 There are few land allocations in Mid Devon, but each site is relatively large in terms of its 
proportion of total employment land in the district. This is a potential mismatch with the high 
proportion of micro businesses in the District.  
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3.5.11 An important issue for businesses in Mid Devon is the lack of commercial space available to 
accommodate businesses looking to scale up, particular for tenants of incubator spaces searching 
for ‘next step’ spaces.  

3.6 Teignbridge 

Teignbridge Local Plan 2013-2033 (adopted May 2014) 
3.6.1 At the time of the Local Plan, there were too few jobs in Teignbridge to meet the needs of the 

working age population. This results in high levels of out-commuting by Teignbridge residents. To 
address this the Council will allocate approximately 3 ha of employment land per year, and ensure 
that a deliverable supply of 15 ha is always available.  

3.6.2 Policy EC1 states that employment land development will be “appropriate in principle within 
defined settlement limits, on specific allocations and elsewhere” (pg. 41).  

3.6.3 The majority of employment land development (60%) will be in the Heart of Teignbridge 
(Kingskerswell, Kingsteignton, Newton Abbot), and 5% in southwest Exeter.   

Economic Development Plan 2018-2023 
3.6.4 An analysis of the local economy in Teignbridge finds that the demand for employment space has 

far exceeded supply in the years prior to 2018. The Manufacturing, Construction and Professional, 
Scientific & Technical sectors are strong performers in the Teignbridge economy. 

3.6.5 Teignbridge seeks to attract a diverse range of well-paid and highly skilled jobs, and be an 
attractive place to start and grow a business. This will require the provision of suitable employment 
land.  

3.6.6 The Plan commits to supporting applications for employment sites and encouraging a mix of new 
commercial tenancy types to meet demand (i.e. business incubators and enterprise hubs). 
Teignbridge District Council also commits to bringing forward their own commercial sites where 
appropriate, and trialling new types of workspaces. These actions will also require the provision of 
suitable employment land.  

Teignbridge Jobs Plan (2021) 
3.6.7 The Teignbridge Jobs Plan sets out the mission to help the local economy recover from the Covid-

19 pandemic. The District Council aspires to help businesses to start and grow through delivering 
and facilitating new employment sites; and matching employers to existing premises as well as 
working with partners to deliver work hubs. To enable this, the Council will be a first point of contact 
for new businesses looking to locate in the area and will monitor commercial vacancies and 
opportunities.  

3.7 Conclusion 
3.7.1 There are falling economic activity rates across the HotSW and Devon which, coupled with skills 

shortages across certain areas (that will particularly impact employment in the B2 and B8 use 
classes) may limit economic growth in the short term. However, the Exeter Travel to Work Area 
(TTWA) which encompasses the majority of the Greater Exeter Area has a high demand for skills 
but also high levels of supply.   
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3.7.2 All the local authority areas in Greater Exeter have declared a climate emergency and are 
committed to becoming net carbon neutral.   

3.7.3 In East Devon, the West End will continue to be the focus for major strategic developments and is 
set to be the location of a new town. East Devon is seeking to attract inward investment into the 
West End, and this area will be the focus in growth in the transformational sectors17. This will mean 
the area will require E(g)(ii) (i.e. research and development]) and (iii) (light industrial) and B8 Use 
Class (storage or distribution) employment land.  

3.7.4 Across other parts of East Devon there is a desire to maintain a diversified economy and to increase 
self-containment in towns by locating employment land (primarily office space) and housing in 
close proximity.  

3.7.5 Exeter wants to continue to be a high growth area, and the Exeter Plan, together with the Liveable 
Exeter initiative, sets out how this will be done. There will be a focus on the transformational sectors 
and established employment areas will be protected.    

3.7.6 Exeter is doing things differently and is seeking to deliver mixed-use communities that meet 
housing and employment needs.  The aim will be to meet demands within the city but through 
alternative employment provision (works hubs, collaborative workspaces and live-work units) and 
provision for start-ups. However, the city does lack significant new sites for light manufacturing 
and demand is therefore some demand is likely to be met outside Exeter’s administrative 
boundaries.  

3.7.7 Mid Devon District Council is seeking to grow the local economy, whilst understanding that Exeter 
and Taunton are important employment centres for many residents. There are high levels of 
demand for employment sites and premises in the district, particularly in sectors in which they are 
already strong, including Wholesale and Manufacturing, from inward investors and local 
businesses. Policy suggests there is sufficient employment land in the area but, problems 
surrounding delivery of these sites and the suitability of premises for the businesses seeking to 
occupy them.  

3.7.8 Teignbridge is seeking to address a lack of jobs in the area for residents by providing additional 
employment land to facilitate economic growth. Historically, demand for employment land has 
exceeded supply so the Council is looking to provide sufficient space to meet demand, and deliver 
a variety of workspace types.   
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4 Economic Forecasts and Scenario Development 
4.0.1 This chapter sets out a summary of the forecasts used in this work, and discusses the scenarios 

developed for employment land forecasting across Greater Exeter.  

4.1 Baseline Forecasts 
4.1.1 Baseline or ‘business as usual’ forecasts were purchased from both Cambridge Econometrics (CE) 

and Experian. These are two of the leading economic forecasters for the UK’s local and regional 
economies. The forecasters have provided data for each of the four local authority areas in Greater 
Exeter. These forecasts have been aggregated to provide data for Greater Exeter. However, the 
data for each of the local authority areas is available in Appendices One to Four inclusive.  

4.1.2 There is a need to consider whether forecasts should be termed ‘policy on’, ‘policy off’, ‘baseline’ 
or ‘business as usual’. Each of these terms has helpful and unhelpful connotations. Nevertheless, 
there is a need to use some form of terminology within this report. We therefore clarify the 
following:  

• The forecasts as initially provided by the forecasters are referred to in this report as baseline 
forecasts. This enables a contrast between the original forecast scenarios and any adjusted 
scenarios that are considered. 

• The forecasters’ ‘baselines’ draw on historic economic performance of the area as one of the 
determining factors. They also draw on detailed analysis of national and sectoral economic 
potential. The forecasts are not therefore developed assuming a policy vacuum or absence. 
Whilst they are not developed with explicit reference to future local policy, the historic period 
on which they draw included efforts from national, regional, and local economic development 
stakeholders to deliver a prosperous economy. A level of economic development action is 
therefore inherent within the forecasts 

4.1.3 To test the parameters of these ‘baseline’ forecasts, the following scenarios have also been 
included as part of the analysis in this chapter: 

• Mid-point: the mid-point of the two ‘baseline ’ forecasts 
• Minimum: the ‘lowest’ growth scenario, based on selecting the ‘baseline’ forecast (from either 

CE or Experian) with the lowest growth for each sector. 
• Maximum: the ‘highest’ growth scenario, based on selecting the ‘baseline’ forecast (from 

either CE or Experian) with the highest growth for each sector. 

Headline Economic Performance 
4.1.4 The analysis set out below considers the historic period 2000–2019 and the future forecast period 

2019–2040. 

4.1.5 Although the EDNA covers the period 2020–2040, 2019 has been chosen as the baseline year for 
analysis in order to mitigate against the statistical risks associated with selecting a starting point 
(i.e. 2020) affected by the Covid pandemic.  

4.1.6 Set out in this section is an analysis of: 
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• Total Employment – a measure of total jobs including employment and self-employment18 
• Employment by Sector – total employment distributed across employment sectors 
• Gross Value Added (GVA) – a measure of economic output 

4.1.7 As a result of small discrepancies in the way data is modelled by the two forecasters the charts set 
out below use an index rather than absolute values.  This ensures that the two datasets align at 
2019, and makes it easier to interpret any divergence between the different approaches. 

4.2 Total Employment 
4.2.1 Both forecasters suggest similar levels of employment growth over the forecast period 2019 – 

2040 as shown in the figure below.  

Figure 4.1: Historic and Forecast Employment Change, index (2019=100) 
 

 

Source: HJA based on Cambridge Econometrics and Experian forecasts 
 
4.2.2 Over the period from 2000 to 2019 CE saw employment growth of +60,100 and Experian had 

employment growth of +63,200.  

4.2.3 CE is forecasting growth of +35,600 jobs over the period 2019 – 2040, which equates to +1,700 
per annum. Experian is forecasting similar overall employment growth of +36,900 jobs between 
2019 and 2040, equating to +1,800 jobs per annum.  

 
18 Note: this is presented as total jobs, not FTE jobs. 
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4.2.4 Using these annual growth figures, over the plan period (2020 to 2040) CE is forecasting jobs 
growth of 33,900 and Experian is forecasting jobs growth of 35,300.  

4.2.5 The Minimum and Maximum+ scenarios forecast growth of +15,600 jobs and +53,400 jobs 
respectively, equating to per annum growth of +800 and +2,700 jobs.  

Comparison with the previous EDNA 
4.2.6 As part of the EDNA in 2017, forecasts were purchased from CE and Experian in 2016.  

4.2.7 CE forecasted overall employment growth of +41,900 and Experian forecast growth of +36,200 
between 2015 and 2040. This equated to growth of +1,700 jobs per annum and +1,500 jobs over 
the 25-year forecast period.  

4.2.8 Re-examining these forecasts for the period from 2019 to 2040, both forecasters had growth of 
+1,600 jobs per annum, which is slightly less than the latest set of forecasts. 

4.3 Employment by Sector 
4.3.1 The forecast change in total employment will be determined by expectations of sectoral 

performance by CE and Experian.  In the figure below we set out the changes forecast over the 
plan period (2020 – 2040) for 18 sections of the economy.  

Figure 4.2: Employment Change by Sector 2020 - 2040 

 
Source: HJA based on Cambridge Econometrics and Experian forecasts 
 

4.3.2 Sectors in bold are the ones that predominantly impact demand for employment land, so these 
are the only sectors discussed here. With the exception of the Financial & Insurance Activities 
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sector, there is agreement between the forecasters on which sectors will see growth in jobs, and 
which will decline.  

4.3.3 The Manufacturing sector is notable for the forecast decline in jobs in the sector, and the 
Wholesale Trade, Information & Communication and Administrative & Support Service Activities 
sectors are notable for the difference in the scale of the forecasts of employment growth.  

Comparison with the previous EDNA 
4.3.4 Forecasts used in the previous EDNA also showed a decline in the Manufacturing sector. The 

requirement for B2 employment land will be based on a decline in employment in the 
Manufacturing sector as per the previous EDNA. 

4.3.5 The forecasts in the previous EDNA disagreed on whether there would be growth or decline in the 
Transport & Storage sector. However, the forecasts used for this EDNA agree that there will be 
employment growth in this sector.  

4.3.6 Previous forecasts did not show such a difference in the scale of growth in the Information & 
Communication sector. The Wholesale Trade and Administrative & Support Service Activities 
sectors were not modelled separately in the previous EDNA so direct comparisons are not possible.  

4.4 Gross Value Added 
4.4.1 Both forecasters indicate ongoing growth in GVA. However, Experian forecasts higher growth in 

GVA than CE despite the very similar levels of forecast employment growth.  

Figure 4.3: Historic and Forecast GVA Change, index (2019=100) 

 
Source: HJA based on Cambridge Econometrics and Experian forecasts 
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4.4.2 Both forecasters forecast a higher compound annual growth rate over the period 2019 – 2040 
than over the period 2000 – 2019. CE forecast a compound annual growth rate of 1.2% over the 
period 2019 – 2040, whilst Experian forecast a compound annual growth rate of 1.6%. Historic 
annual growth rates are assessed as 1% and 1.4%, respectively.   

Comparison with the previous EDNA 
4.4.3 Forecasts used in the previous EDNA showed a higher level of GVA growth over the Plan period 

(2015 - 2040) compared to the current forecasts. In the previous EDNA CE forecast higher GVA 
growth than Experian.  

4.5 Alternative Scenarios 
4.5.1 Consideration needs to be given to whether the parameters of the baseline forecasts set out above 

are sufficient to take forward for employment land forecasting, or whether alternative scenarios 
should also be considered.  

4.5.2 As discussed in paragraph 4.1.2, the forecasts are not produced in a policy vacuum. However, they 
do not take account of local policy which may affect the future demand for employment land. 
Discussion with local authorities, and the review of local policies indicate a desire to drive 
economic growth whilst also achieving net-zero carbon targets.  

4.5.3 In order to develop a robust evidence base, we have selected four scenarios to take forward for 
employment land modelling purposes.  

• A ‘Minimum’ scenario which is based on selecting the lowest employment growth in each 
sector regardless of which baseline forecast this is.  

• A ‘Mid-point’ scenario which takes the mid-point between the Cambridge Econometrics and 
Experian forecasts for every sector.  

• A ‘Clean growth’ scenario which applies an uplift on the mid-point scenario to employment 
growth in the Information & Communication and Professional, Scientific & Technical Activities 
sectors19.  

• A ‘Maximum+’ scenario, which is based on selecting the baseline forecast with the highest 
growth for each sector, plus accounting for the uplift in the clean growth scenario. 

4.5.4 Across each of these scenarios we have applied a ‘Homeworking+’ adjustment to the office 
requirements to take into account the latent impact of the Covid-19 pandemic on working 
practices. This adjustment reduces the office requirement by 10% of the existing (2021) stock, but 
does not affect employment in the sectors with greater homeworking.  

4.5.5 Figure 4.4 shows employment change under the four scenarios for each District in Greater Exeter. 
The scenarios provide a range of between +15,700 and +54,500 jobs growth over the Plan period. 

  

 
19 Further work in the future may identify other areas of potential employment and economic growth stimulated by clean growth 
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Figure 4.4: Change in Employment over Plan period (2020- 2040) based on 2019 average 
change per annum 

 Minimum Mid-Point Clean Growth Maximum+ 

East Devon 3,200 8,400 9,400 13,700 
Exeter 6,900 13,500 14,900 20,700 
Mid Devon  2,400 4,700 5,000 7,100 
Teignbridge  3,200 8,000 8,600 13,000 
Greater Exeter  15,600 34,600 37,900 54,500 
Source: HJA analysis based on Cambridge Econometrics and Experian 

4.5.6 Employment forecast figures from this chapter will be taken forward to inform four scenarios for 
employment land demand in the next stage of our assessment.   
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5 Assessment of Demand for Employment Sites and 
Premises 

5.0.1 This chapter takes the forecast employment scenarios developed in the previous chapter and 
calculates the associated employment land requirements for Greater Exeter.  

5.1 Approach to calculating demand for sites and premises 
5.1.1 The figure below provides a summary diagram of the approach adopted to assess future sites and 

premises requirements, based on the forecast level of employment. This follows the approach 
suggested in Planning Practice Guidance discussed in paragraph 1.1.11 of this report.  

Figure 5.1: Approach to assessing sites and premises requirements 

 
 

5.1.2 Phase 1 takes account of the net changes in the economy i.e. the growth and decline of 
employment in particular sectors. The sectoral employment projections are converted to Planning 
Use Classes. This provides an indication of the spread of future employment change across the 
full range of Planning Use Classes and none.  From that point onward the focus is on employment 
land Use Classes E(g), B2, and B8. The net employment changes in the E(g), B2, and B8 Use 
Classes are then converted to property and land requirements using employment and development 
density assumptions. 

5.1.3 Phase 2 then considers wider market factors, particularly the need to recognise the churn in the 
economy and the associated need to replace and upgrade property stocks. This demand can be 
driven by existing companies needing more/less space, a different location, or a different type of 
premises. It can also be driven by new companies in the market, which may not find the right type 
of property available in the right location within the market.  As a result, whilst a sector may see 
overall employment decline (although this still applies to growing sectors too), there are changes 
beneath the surface that continue to drive demand for sites and premises.  This can be a particular 
issue where existing stock is ageing or where vacant sites are no longer in the locations that are 
suitable to modern occupiers. This also ensures provision is made for replacing sites that might be 
lost to other uses. Also, within Phase 2 the assessment builds in an allowance for choice and 
flexibility.  This element needs to take account of offering location choice as well as choice in terms 
of the type of property and setting.  

5.1.4 Phase 1 and Phase 2 were undertaken separately for all four local authority areas in Greater 
Exeter. The results of this analysis can be found in Appendices One to Four. Following this, net 
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additional employment, floorspace and total requirement figures for each area were aggregated to 
provide results for Greater Exeter as a whole. This chapter sets out the results of this analysis.  

5.2 Phase 1: Net additional demand 
5.2.1 In the first step, employment forecasts for each sector set out in the previous chapter are converted 

to Full-time Equivalent (FTE) employment using ONS data from the Annual Survey of Hours and 
Earnings.  

Conversion to Use Class Order 
5.2.2 FTE employment change by sector over the Plan period 2020 – 2040 (based on the average annual 

change 2019 – 2040 as discussed in paragraph 4.1.5) is converted to Use Classes using a 
conversion matrix. This matrix has been tailored to each local authority area using fine-grained 
employment data from the ONS BRES dataset. The conversion matrix used in each local authority 
area is set out in their respective appendices.  

5.2.3 We then isolate the change in employment that will impact the E(g), B2, and B8 Use Classes. This 
is set out in the figure below.  

Figure 5.2: Change in employment by Use Class over the Plan period (2020–2040) based on 
2019–2040 average change per annum 
Use 
Class 

Description Minimum Mid-point 
Clean 

Growth 
Maximum+ 

B2 General industrial (3,200) (2,800) (2,800) (2,400) 
B8 Storage or distribution 200 700 800 1,200 
E(g)(i) Offices 2,900 5,700 7,300 9,100 
E(g)(ii) Research and development 300 400 700 700 
E(g)(iii) Light industrial 0 0 0 100 

Source: HJA analysis based on Cambridge Econometrics and Experian.  Figures may not sum due 
to rounding. Negative numbers in parenthesis. 

5.2.4 Across all scenarios, employment in B2 general industrial uses is forecast to decline, whilst 
employment in B8 uses are forecast to grow. The greatest increases in employment are estimated 
for E(g)(i) offices.  

Conversion to floorspace 
5.2.5 To convert FTE employment to floorspace we use the latest Employment Density Guidance20. This 

provides detail on the range of employment floorspace required per FTE in each Use Class. This 
has been converted to gross external area (GEA) for all uses in order to account for the full footprint 
of the building. Full detail of the assumptions used are set out in Appendix five.  

  

 
20 Homes and Communities Agency (2015) Employment Density Guidance. 3rd ed.  
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Net additional floorspace requirements 
5.2.6 The results of the Phase 1 analysis are set out in the figure below.  

Figure 5.3: Net additional demand for employment floorspace by use class over Plan period 
(2020–2040) (sq m) 
Use 
Class 

Description Minimum Mid-point 
Clean 

Growth 
Maximum+ 

E(g)(i) Offices 37,900 75,300 96,500 120,400 

E(g)(ii) 
Research and 
development 

19,100 26,100 40,200 40,200 

 Offices 57,000 101,400 136,700 160,600 
E(g)(iii) Light industrial 400 1,700 1,700 2,900 
B2 General industrial (119,300) (104,200) (104,200) (89,100) 
B8 Storage or distribution 18,800 57,900 63,300 97,600 
 Industrial (100,100) (44,600) (39,200) 11,400 

Source: HJA (negative values in parentheses). Note: Figures are rounded to nearest 100 

5.3 Phase 2: Replacement, churn, and flexibility 
5.3.1 Phase 1 considers only the net changes in employment in the E(g), B2, and B8 Use Classes.  Phase 

2 deals with the need to ensure that the existing economy, and the ongoing changes within it, are 
supported through the provision of sufficient employment land. 

Allowance for Replacement 
5.3.2 The methodology employed for estimating the level of replacement demand assumes that a 

proportion of the total existing stock of employment property needs to be replaced each year to 
ensure the overall stock of premises is sufficient and appropriate for modern needs, in terms of 
both building quality and site characteristics. This is particularly important for industrial uses where 
on-going development of industrial premises has been observed, despite a decline in forecast 
employment in the Manufacturing sector, which contributes towards a significant amount of the 
demand in this Use Class. HJA estimates a replacement requirement equivalent to 1% of office 
stock and 2% of industrial stock per annum21.  

5.3.3 Data on commercial property stocks is available from the Valuation Office Agency (VOA) for 2020 
to 2021. This indicates 564,000 sq m of offices22 and 2,405,000 sq m of industrial23 premises in 
Greater Exeter over the period March 2020 to March 2021.  Commercial stock data is only split by 
office and industrial, and does not therefore allow fine-grained analysis by Use Class.  This estimate 
of commercial stocks is used to calculate replacement and upgrading requirements in the future. 

5.3.4 In aggregate the replacement requirement is far more significant than the needs resulting from 
net changes in the economy; with up to +112,800 sq m of offices and +962,000 sq m of industrial 
(including light industrial and warehousing). 

 
21 Further discussion of replacement allowances is set out in Appendix Six.   
22 In the absence of detailed guidance, it is assumed that the VOA’s definition of office space equates to E(g)(i) and E(g)(ii) in the 
new Use Class order. 
23 In the absence of detailed guidance, it is assumed that the VOA’s definition of industrial space equates to E(g)(iii), B2, and B8 
in the new Use Class order. 
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Figure 5.4 Forecast replacement requirement in Greater Exeter 2020-2040 (sq m) 
Use Total Stock (2020-21) Annual Replacement 20 Year Plan Period 

Total 
Office (1% pa) 564,000 5,640 112,800 
Industrial (2% pa) 2,405,000 48,100 962,000 
Total 2,969,000 53,740 1,074,800 

Source: HJA based on VOA data 

Reuse of Employment Sites 
5.3.5 The analyses of both net additional and replacement requirements set out above do not consider 

whether the development activity takes place on existing employment sites (replacing or 
substantially refurbishing one building with another on the same plot of land) or whether currently 
unoccupied land needs to be made available. Likely, there will be elements of both, particularly as 
some former employment sites are lost to alternative uses e.g. to residential uses through 
Permitted Development Rights.  

5.3.6 We have assumed that 20% of gross employment development activity which occupies industrial 
premises can be achieved through the reuse of previously developed employment sites. The 
corollary of this is a need for the remaining 80% of gross requirements to be provided on new 
development land (this can include previously or currently allocated but not yet developed 
employment sites). For employment development in offices, we have assumed that 10% can be 
achieved through reuse of employment sites.  

Development Density 
5.3.7 A development density of both 35% and 40% has been examined for industrial premises 

development to reflect the different needs of occupiers.  

5.3.8 For offices, requirements are best reported in terms of floorspace for planning purposes, as the 
varying development densities generated by different types of office developments can create 
large ranges e.g. the differing nature multi-storey development 'in-town' (typically 100%+) and 
fewer storeys 'out-of-town' (typically ~40%). We have examined the employment land requirements 
of development densities of both 40% and 100% for office premises to reflect this range.  

Choice and Flexibility 
5.3.9 A percentage uplift of the combined requirement for net additional and churn/replacement is 

applied to ensure an allowance for range and choice is incorporated. This uplift also builds in some 
additional flexibility to allow the normal frictional movement in the market. As such, in line with 
industry standards, an uplift of 10% has been applied.  

5.4 Total requirement  
5.4.1 The total requirement for offices and industrial sites and premises in Greater Exeter is set out in 

the figures below.  

5.4.2 Each table is colour coded. The row shaded grey (B) identifies the net additional requirements 
arising from the various scenarios. The green shaded row (G) indicates the overall requirement in 
floorspace terms that will need to be accommodated on new employment sites (i.e. redevelopment 
within existing employment areas has been removed). The pink/red shaded row shows the 
requirement in hectares for new employment land.  
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Office requirements 
5.4.3 As discussed previously, office floorspace requirements are best reported in terms of floorspace 

due to the wide variation seen in development densities seen in office development. We have 
presented a range of total land requirement which reflects this variation. The bottom of the range 
assumes all office space is developed at 100% density, whilst the top of the range assumes all 
office space is developed at 40% density.  

5.4.4 The figure below provides a range of between 168,000 and 271,000 sq m required for additional 
office space across Greater Exeter. This will lead to a requirement for an additional 17 ha to 68 ha 
depending on the development densities used.  

Figure 5.5: Total estimated future sites and premises requirements (offices) – all scenarios (sq 
m unless stated) 2020 to 2040 

Offices and R&D Minimum Mid-point Clean 
Growth 

Maximum+ 

Replacement provision (A) 113,000 113,000 113,000 113,000 
Net additional requirement (B) 57,000 101,000 137,000 161,000 
Gross requirement (C=A+B) 170,000 214,000 250,000 273,000 
Flexibility allowance (D) 17,000 21,000 25,000 27,000 
Net requirement (E=C+D) 187,000 236,000 275,000 301,000 
Delivered on existing employment sites (F) 19,000 24,000 27,000 30,000 
     
Total requirement (G=E–F) 168,000 212,000 247,000 271,000 
Average annual requirement 8,400 10,600 12,400 13,500 
     
Total land requirement (ha)  17–42 21–53 25–62 27–68 
Average annual land requirement 0.8–2.1 1.1–2.7 1.2–3.1 1.4–3.4 

 

5.4.5 The Homeworking+ adjustment has then been applied to these figures to allow for a decline in the 
demand for office space as a result of increased levels of homeworking. The result of this analysis 
is presented in the figure below. This shows a requirement for between 112,000 and 214,000 sq 
m of office floorspace, equating to a requirement for between 11 ha and 54 ha of employment 
land.  

Figure 5.6: Total estimated future sites and premises requirements with Homeworking+ 
adjustment (offices) – all scenarios (sq m unless stated) 2020 to 2040 

Offices and R&D Minimum Mid-point Clean 
Growth 

Maximum+ 

Replacement provision (A) 113,000 113,000 113,000 113,000 
Net additional requirement (B) 57,000 101,000 137,000 161,000 
Gross requirement (C=A+B) 170,000 214,000 250,000 273,000 
Flexibility allowance (D) 17,000 21,000 25,000 27,000 
Net requirement (E=C+D) 187,000 236,000 275,000 301,000 
Delivered on existing employment sites (F) 19,000 24,000 27,000 30,000 
Homeworking+ adjustment (G) 56,000 56,000 56,000 56,000 
     
Total requirement (H=E–F–G)  112,000   156,000   191,000   214,000  
Average annual requirement  5,600   7,800   9,500   10,700  
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Offices and R&D Minimum Mid-point Clean 
Growth 

Maximum+ 

     
Total land requirement (ha)  11–28 16–39 19–48 21–54 
Average annual land requirement 0.6–1.4 0.8–1.9 1.0–2.4 1.1–2.7 

Industrial requirements 
5.4.6 The figure below sets out the requirements for industrial premises. There is a requirement for 

758,000 – 857,000 sq m of industrial space, equating to 190 – 245 ha of land over the Plan 
period.  

Figure 5.7: Total estimated future sites and premises requirements in Greater Exeter (industrial) 
(sq m unless otherwise stated) 2020 to 2040 

General industrial and warehousing Minimum Mid-point Clean 
Growth 

Maximum+ 

Replacement provision (A) 962,000 962,000 962,000 962,000 
Net additional requirement (B) (100,000) (45,000) (39,000) 11,000 
Gross requirement (C=A+B) 862,000 917,000 923,000 973,000 
Flexibility allowance (D) 86,000 92,000 92,000 97,000 
Net requirement (E=C+D) 948,000 1,009,000 1,015,000 1,071,000 
Delivered on existing employment sites (F) 190,000 202,000 203,000 214,000 
     
Total requirement (G=E–F) 758,000 807,000 812,000 857,000 
Average annual requirement 37,900 40,400 40,600 42,800 
     
Total land requirement (ha) 190–217 202–231 203–232 214–245 
Average annual land requirement 9.5–10.8 10.1–11.5 10.1–11.6 10.7–12.2 

5.5 Additional logistics demand 
5.5.1 The National Planning Policy Framework (NPPF) paragraph 83 sets out the need to consider the 

needs of key sectors and clusters of activity within the local economy: 

Planning policies and decisions should recognise and address the specific locational requirements 
of different sectors. This includes making provision for clusters or networks of knowledge and data-
driven, creative or high technology industries; and for storage and distribution operations at a 
variety of scales and in suitably accessible locations  

5.5.2 The logistics sector is highlighted in Planning Practice Guidance as one that needs special 
consideration, because of its role in the economy and distinctive locational requirements. This 
should include provision of premises for ‘last mile’ distribution as well as national and regional 
logistics sites. This has become increasingly important with the rise of internet retailing, which has 
accelerated during the Covid-19 pandemic. PPG paragraph 31 notes that: 

Strategic facilities serving national or regional markets are likely to require significant amounts of 
land, good access to strategic transport networks, sufficient power capacity and access to 
appropriately skilled local labour. Where a need for such facilities may exist, strategic policy-
making authorities should collaborate with other authorities, infrastructure providers and other 
interests to identify the scale of need across the relevant market areas.  
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5.5.3 The core methodology for forecasting employment land demand, set out above, includes some 
forecast demand for space by logistics operations within the ‘industrial’ demand (comprising Use 
Classes E(g)iii, B2, and B8). This is based on forecast employment growth and demand driven by 
the need for replacement. This approach may not account fully for the accelerated demand for 
logistics space driven by the impacts of the Covid-19 pandemic.  

5.5.4 There is a significant amount of evidence of recent growth in demand for logistics sites and 
premises, and that demand is greater than supply throughout the UK and in the South West24. JLL 
estimates that 80% of the current industrial demand in East Devon is generated by logistics 
businesses. 

5.5.5 Whilst there are published figures on demand in the South West24, there is no quantitative figure 
for forecast future logistics demand in the Greater Exeter area.  

5.5.6 A calculation by HJA based on forecast employment growth in logistics businesses in Greater 
Exeter, replacement of units that are no longer for-for-purpose, and allowances for the re-use of 
existing employment sites and flexibility and choice in the market suggest a Mid-Point scenario 
demand for between 80 ha and 92 ha of land for logistics (as part of a total Mid-Point demand for 
between 202 ha and 231 ha for all industrial uses). 

5.5.7 Based on its local market experience, JLL has estimated annual demand for between 3 ha and 5 
ha of land for logistics in Greater Exeter. If sustained over a 20 year period, this would amount to 
between 60 ha and 100 ha of employment land for logistics. Much of the demand for logistics will 
be concentrated in the West End of East Devon. 

5.5.8 Comparing these two estimates of demand for employment land for logistics businesses in Greater 
Exeter over the period from 2020 to 2040, there is overlap between the two. The upper end of 
JLL’s estimate (extrapolated over 20 years) is slightly higher than the upper end of the range 
suggested by the main forecasting exercise, by 8 ha over 20 years. Therefore, demand for an 
additional 8 ha, above the current forecast industrial demand, could be considered in Greater 
Exeter. 

5.6 District level demand 
5.6.1 For simplicity Mid-Point total land requirements for each District in Greater Exeter are set out in 

the figure below. Employment forecasts, floorspace requirements, and the full range of scenarios 
for the districts are set out in Appendices One to Four.  

 
24 British Property Federation (2020) Delivering the Goods in 2020: The Economic Impact of the UK Logistics 
Sector 
CBRE (2020) Market Update: UK Logistics 
JLL (2021) The Future of Global Logistics Real Estate 
Knight Frank (2021) UK Logistics Market Outlook 2021 
Lambert Smit Hampton (2021) Scaling New Heights: Industrial and Logistics Market 
Savills (2021) Big Shed Briefing 
Turley and Tritax Symmetry (2020) The Increased Importance of Logistics During Covid-19 and Beyond 
Turley for the British Property Federation (undated) What Warehousing Where? Understanding the Relationship 
Between Homes and Warehouses to Enable Positive Planning 
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Figure 5.8: Total estimated future sites and premises requirements (Mid-point scenario) (ha) 
2020 to 2040 

 East Devon Exeter Mid Devon Teignbridge 

Range of demand - Offices 4 - 10 12 - 30 2 - 4 3 - 9 
- Middle of range 7 21 3 6 
Range of demand - (Homeworking+) 3 - 8 8 - 21 1  -4 3 - 7 
- Middle of range 6 15 3 5 
Range of demand - Industrial 60 - 69 46 - 53 45 - 52 50 - 57 
- Middle of range 65 50 49 54 
N.b. An additional 8 ha for logistics could also be considered, with demand most likely in East Devon 
 

5.6.2 The Exeter economy is the main driver of demand for offices in Greater Exeter, with an estimated 
requirement of between 8 and 30 ha when ‘Homeworking+’ and ‘Offices’ demand is combined. 
Demand for industrial land is the greatest in East Devon, whilst demand is relatively similar in 
Exeter, Mid Devon, and Teignbridge.   

5.7 Validation 

Stakeholder Discussions 
5.7.1 Our methodology was tested through consultations with planning officers and economic 

development officers from the four local authorities in Greater Exeter. The consultations did not 
result in any changes to our approach.  

Economically Active Population Forecasts 
5.7.2 The figure below compares the number of economically active individuals in Greater Exeter in 2020 

and 2040 (provided by consultancy ORS) to forecast employment under the Mid-Point scenario. 
The forecasts show that in 2020 the economically active population is very similar to the number 
of forecast jobs (less than 1% difference between them), and this is also the case in 2040 (1% 
difference between the two figures). Whilst some economically active people will have more than 
one job and some will have none, the close fit between the two figures in both 2020 and 2040 
suggests good alignment between population and employment figures over the forecast period.  

Figure 5.9 Comparison of forecast economically active population with forecast employment 
 2020 2040 
Economically active population   
East Devon  73,800   85,100  
Exeter  71,700   84,000  
Mid Devon   45,600   50,700  

Teignbridge   67,900   76,900  
Greater Exeter   259,000   296,700  

Employment   

Forecast Jobs (Mid-Point scenario)   260,900   299,900  

Source: ORS Economic Activity Forecasts 
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5.8 Summary  
5.8.1 This chapter considers the requirements for E(g), B2, and B8 sites and premises to accommodate 

the net changes in the Greater Exeter economy and also to ensure a sufficiently high-quality 
ongoing stock to meet the needs of the existing economy and the continual changes within it.   

5.8.2 Employment is forecast to decline in B2 occupying industrial activities, whilst employment in B8 
occupying activities is forecast to grow. Office based activities are forecast to experience growth in 
employment over the Plan period. 

5.8.3 The scenarios provide a range of net additional floorspace requirements. For simplicity, we 
summarise the Mid-point scenario as follows: +75,300 sq m of E(g)(i) offices, an additional 
+26,100sq m of E(g)(ii) research and development space, an additional +1,700 sq m of E(g)(iii) 
industrial processes space, a reduction of (–104,200) sq m of B2 premises, and an increase of 
57,900 sq m of B8 floorspace. 

5.8.4 Over the Plan period, 112,800 sq m of office floorspace and 962,000 sq m of industrial floorspace 
is anticipated to be needed to replace lost, dilapidated, or unsuitable premises within the existing 
portfolio.  

5.8.5 After taking account of the reuse of existing sites and a buffer for choice and flexibility in the 
market, there is total requirement for between 21 and 52 ha for offices and between 202 and 231 
ha of industrial land under the Mid-Point scenario. An additional 8 ha for logistics could also be 
considered, with demand most likely in East Devon. 

5.8.6 Given the level of uncertainty surrounding the future demand for offices since the Covid-19 
pandemic, we have considered increased homeworking and flexible working trends in the 
Homeworking+ scenario, which estimates Mid-Point demand for between 16 and 39 ha of office 
space.  
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6 Market Review and Supply of Sites and Premises 
6.0.1 This chapter summarises the assessment of sites and premises that has been carried out by JLL, 

which is presented in full in Appendix Seven. 

6.1 National market overview 
6.1.1 In the industrial sector, market sentiment remains very positive. Locally, as well as across the 

country, there is an imbalance between high levels of demand and low levels of supply. As a 
consequence, there is aggressive rental and capital growth, reaching new market levels. This is 
not putting off occupiers who have been prepared to pay for the right type of building.  The industrial 
sector was resilient and even strengthened through the pandemic as online retailing rapidly grew 
and we saw onshoring of manufacturing, fuelled by Brexit and supply chain delays. 

6.1.2 There is a green premium in the industrial sector, as occupiers and investors are willing to pay 
more for high quality and energy efficient space. 

6.1.3 Leasing activity in the office market is relatively subdued, with demand concentrated on good 
quality Grade A space. Nationally, the pandemic has had a significant impact on the office sector 
with employees now adopting a hybrid working approach and, in some cases, working from home 
as a default. The ‘future of work’ has yet to be cast and we are seeing an overall reduction in the 
floor space required by occupiers. What is evident is the need for employers to provide high-quality 
working environments to tempt employees back to the office. 

6.2 East Devon 
6.2.1 East Devon contains approximately 447,000 sq m of employment space, with industrial stock 

comprising 85% of this total. The employment floor space is focused around Exeter Airport (the 
Exeter and East Devon Growth Area), along the A3052 corridor (Hill Barton and Greendale), and 
within the key towns such as Exmouth and Honiton. In addition to these areas, there are also 
numerous small business premises in the smaller towns and in the countryside. 

6.2.2 The West End of East Devon is the most popular location within Greater Exeter for industrial 
occupiers. This is due to its accessibility to the regional road network and the availability of both 
serviced land and good quality second-hand options. It is evident that there is a large quantity of 
unsatisfied demand. 

6.2.3 JLL anticipates that the larger sites around the airport will experience good levels of take-up due 
to strong demand. It is important that the next tier of medium-term supply is identified and brought 
forward. 

6.2.4 The revival of the former Aviva HQ at Winslade Park has skewed the office market take-up in the 
District. Historically, office occupiers have focused on established business parks or new-build 
opportunities west of the motorway in Exeter. Exacerbated by the pandemic, JLL does not envisage 
significant levels of office demand in East Devon. Take-up in Exeter is on average five times more 
than East Devon, which indicates the relative scale. 
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Demand 
6.2.5 Known demand for industrial premises is significantly higher in East Devon than the other three 

Districts in the Greater Exeter area. This demand is particularly focused on the West End. It is 
estimated that 80% of the industrial demand is from businesses in Distribution and Logistics, with 
the remainder from Manufacturing and R&D.  

6.2.6 Rents have grown over 6% in the past year which is double the average annual change in the past 
decade.  

6.2.7 Known demand for office space is low, with occupiers preferring to locate in Exeter or on 
established business parks. The recently refurbished Winslade Park has seen rental rates far 
higher than that across the majority of the District, and reflect those seen in Exeter. 

Supply 
6.2.8 There is currently 2,100 sq m of employment space under construction in the District, which is the 

lowest amount in three years. The delivery of 17,000 sq m of employment space over the past 
three years represents an expansion of 4.4% of the total stock. 

6.2.9 A full list of currently available units (above 185 sq m) is set out in Appendix Seven. At the time of 
this review there is 4,900 sq m of industrial space available in East Devon; and 11,900 sq m of 
office space. 

6.2.10 Relative to the scale of the total built stock, there is a very low amount of supply. In particular there 
are no larger industrial buildings close to the airport, and a limited supply of small to medium sized 
office properties, although the Winslade Park buildings can be sub-divided into smaller suites if 
viable.  

6.2.11 The office space at Airport House and Winslade Park offer some of the largest options in the 
Greater Exeter area.  

Employment Land 
6.2.12 A list of sites that are consented, allocated, or could be brought forward for employment 

development is set out in Appendix Seven.  

6.2.13 There are 17 sites in East Devon with 106 ha of employment land. The majority (82 ha) is 
deliverable in the short term (i.e. up to three years). It will be important to find new employment 
land opportunities in the District, particularly to suit industrial uses.  

6.3 Exeter 
6.3.1 The Exeter industrial market remains strong with a lack of second-hand options or opportunities 

for new-build. This is increasing rental and capital values to levels above a number of larger UK 
cities. There is a significant amount of unsatisfied demand looking across the administrative 
boundaries to the adjacent local authority areas.  

6.3.2 There is an under-supply of employment land suiting industrial development compared to other 
authorities and nationally. There is virtually no supply of serviced or deliverable development land 
suiting industrial development. It is evident that there is very little opportunity for local, indigenous 
businesses whether they are seeking new-build or second-hand options. There is pressure for 
housing delivery on some of the existing industrial estates.  
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6.3.3 Exeter is an important, sub-regional centre for financial, business services and the public sector. 
The office market is split into city centre and out-of-town. Post-pandemic, occupiers are seeking 
smaller office suites but of higher quality, and there has been an increase in demand for flexible 
space.  

Demand 
6.3.4 Exeter is a popular location for both industrial and office occupiers. Industrial demand is high in 

the area, however this includes demand that is not necessarily restricted by administrative 
boundaries.  

6.3.5 Historically, industrial rents have tended to decrease moving south from Bristol, and south of 
Junction 24 storage and distribution occupiers have tended to be companies serving the local and 
regional populations. However, more recently a lack of supply has pushed rents in Exeter into 
balance with, and sometimes in excess of, some of these larger northern centres. Despite the 
strong levels of demand there has not been a significant increase in speculative development over 
the past five years.   

6.3.6 Take-up of office space in the past three years has been relatively low. This is largely due to the 
lack of availability of good quality space, and the pandemic. Rental levels on Grade A stock have 
been maintained, but landlords letting secondary/tertiary space have had to reduce their rental 
aspirations and offer increased incentives. 

Supply 
6.3.7 There has been little new construction of offices in recent years. With a lack of new build, the focus 

has been on extensive refurbishment of existing buildings. There is likely to be an increase in 
supply in the short term as occupiers rationalise their estate post pandemic, both in-town and out-
of-town. There is currently a wide supply of options of different sizes within the city.  

6.3.8 Industrial availability at the end of 2021 was around half of the ten-year average and accounted 
for less than 1% of total stock (compared to 4% nationally). Since then, Ind-Exe properties have 
started to come to the market, but availability is still less than 2% of stock.  

6.3.9 A full list of currently available units (above 185 sq m) is set out in Appendix Seven. At the time of 
this review there is 22,000 sq m of industrial space available in Exeter, and 24,500 sq m of office 
space. 

6.3.10 There are very few units below 1,000 sq m in size suiting indigenous or SME businesses. It is also 
notable that there are no larger industrial buildings (over 2,000 sq m) suiting logistics operators 
who need extensive external areas. Despite the strong levels of demand, the supply levels have 
not been increased significantly by speculative development over the past five years within Exeter’s 
boundaries. 

Employment Land 
6.3.11 A list of sites that are consented, allocated, or could be brought forward for employment 

development is set out in Appendix Seven.  

6.3.12 In total, there are nine sites with 11.7 ha of land. One of these sites (Newcourt B) is at risk of not 
coming forward as a planning application for housing on the site has recently been approved by 
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the planning committee. Some of the sites are expansion land for adjoining occupiers, or being 
used for open storage.  

6.3.13 JLL estimates there is a five to ten year supply of land suitable for offices, and a one year supply 
of land suitable for industrial premises. The land supply in Exeter is significantly lower than in 
similar sized cities in the UK. 

6.3.14 There are limited opportunities to find more employment land, particularly for industrial use. The 
Liveable Exeter proposals for Marsh Barton and Sowton could also reduce the existing stock of 
employment land. However, it is acknowledged that further work is underway/will be undertaken 
to better understand the position with regard to these sites. Exeter City Council aims to retain 
employment at existing levels through the delivery of mixed use developments.   

6.4 Mid Devon 
6.4.1 The Mid Devon employment market is dominated by the industrial sector, which enjoys excellent 

access to the M5 motorway. There is a lack of second-hand building options in the District, but 
more employment land than neighbouring Exeter. Nevertheless, it is evident that there is an under-
supply of deliverable employment sites relative to the positive levels of active demand and the 
perceived, additional latent demand.  

6.4.2 In Mid Devon, the largest concentrations of employment uses are within estates close to the towns 
of Tiverton, Willand, Cullompton and Crediton, and are mainly focused on industrial uses. Most of 
the industrial estates include a mix of manufacturing and distribution uses, although in Tiverton 
there is trade counter/quasi-retail activity. Crediton has a higher proportion of manufacturing, 
whilst Willand and Cullompton’s position adjoining the motorway has encouraged more 
warehousing and logistics uses. 

6.4.3 Mid Devon has historically had very little employment within office space, and this is reflected in 
the take-up figures and levels of demand.  

Demand 
6.4.4 For industrial occupiers, Tiverton and Cullompton are popular due to their proximity to the M5. Lack 

of supply in neighbouring local authorities (including Exeter and South Somerset) has pushed 
occupiers into Mid Devon.  

6.4.5 On the industrial side rents grew by 6.4% over the past year, easily exceeding the 2.9% average 
annual change over the past decade. A lack of development follows a considerable amount of 
recent construction. Over the past three years, around 21,000 sq m was delivered, representing a 
9.8% cumulative expansion of the total industrial floor space.  

6.4.6 There is minimal demand for office space in Mid Devon. There are no supply-side pressures on 
vacancy or rent in the near term, as nothing is under construction. This extends a prolonged hiatus 
of new development in Mid Devon. It has been more than five years since an office project was 
delivered.  

Supply 
6.4.7 At present, CoStar (a leading data source) estimates that the District of Mid Devon contains around 

2.7 million sq ft (250,000 sq m) of industrial space. Vacancies currently stand at 0.5% of that total 
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and this level has have declined consistently over the past few years, leaving a chronically low level 
of available supply. 

6.4.8 A full list of currently available units (above 185 sq m) is set out in Appendix Seven. At the time of 
this review there is 4,400 sq m of industrial space available in Mid Devon; and 400 sq m of office 
space. These figures are at a very low and ‘unhealthy’ level according to JLL’s experience.  

Employment Land 
6.4.9 A list of sites that are consented, allocated, or could be brought forward for employment 

development is set out in Appendix Seven.  

6.4.10 There are 13 sites in Mid Devon, with 50 ha of employment land. There are opportunities for Mid 
Devon to provide additional employment land to suit industrial uses.  

6.5 Teignbridge 
6.5.1 In Teignbridge, the largest concentrations of employment uses are within estates close to the 

largest population centre, Newton Abbot, or adjoining the A38 Devon Expressway at Heathfield. 
The employment economy is influenced by the proximity and accessibility to the larger centres of 
Exeter and Plymouth. Teignbridge sees outward commuting of labour to employment locations 
outside of the district, creating pressure on the highways network. It should be acknowledged that 
Torbay provides further labour. 

6.5.2 The industrial market is characterised by a strong manufacturing and food production heritage, 
served by a skilled labour pool.  

6.5.3 Industrial demand is high in Teignbridge. Supply is significantly lower than the quantum of 
unsatisfied demand, which is preventing economic growth and may lead to relocations to 
neighbouring districts.  

6.5.4 Viability of new-build industrial and office buildings is challenged due to relatively low market rental 
levels. This is putting further pressure on the supply side with a lack of pipeline and recycling of 
existing stock.  

Demand 
6.5.5 There is high demand for industrial space in Teignbridge. This was revealed when the BCT factory 

(now referred to as PowerPark 38) came to the market, with the final unit in the building under 
offer at the time of writing. Occupiers for the new space came from within the District, Exeter, 
Plymouth, and Torbay.  

6.5.6 Office demand is low with the public sector and small-scale professional services dominating 
requirements.  

6.5.7 Rental levels for both industrial and office space have not increased in-line with other areas in 
Greater Exeter, and are below the level that would make development viable. This is hindering 
progress on upgrading stocks and improving sustainability.    
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Supply 
6.5.8 A full list of currently available units (above 185 sq m) is set out in Appendix Seven. At the time of 

this review there is 21,900 sq m of industrial space available in Teignbridge; and 700 sq m of 
office space. 

6.5.9 Relative to the scale of the market, there are very few industrial office buildings currently available. 
The last remaining unit at PowerPark 38 dominates the figures and that building is currently under 
offer to an occupier. It is noticeable that there are no property options in excess of 200 sq m in 
Teignmouth, Dawlish, or Bovey Tracey.  

6.5.10 There is no significant construction activity of industrial and office buildings, with the exception 
being the 4,000 sq m new distribution facility for RD Johns at Sandygate. The empty pipeline will 
limit stock growth in the years to come, which is unusual in a district like Teignbridge, which has 
experienced an expansion of 3.2% in inventory over the past three years.  

Employment Land 
6.5.11 A list of sites that are consented, allocated, or could be brought forward for employment 

development is set out in Appendix Seven.  

6.5.12 There are 12 sites in Teignbridge with 60.5 ha of employment land.  

6.5.13 From a quantitative perspective there appears to be a healthy supply of employment land with over 
10 years of allocated land. The reality, from a qualitative assessment, is that the actual supply of 
deliverable land in Teignbridge is far less. Larger sites have physical constraints that negatively 
impact the likelihood and viability of those sites, and some of the sites are not being actively 
promoted for employment use.  

6.6 Conclusion 
6.6.1 Overall, there is 229 ha of employment land available in the study area, comprising sites with 

planning permission, allocations, or which could be brought forward for development.  

6.6.2 The amount of land suitable for office use is 27 -77 ha, and 152 - 202 ha is suitable for industrial 
use. The ranges reflect the fact that some land has been deemed suitable for both office and 
industrial uses. The bottom end of the range is the scenario where all the land deemed suitable 
for office/industrial uses is used for the other use whilst the top of the range reflects the opposite 
scenario.  
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7 Assessment of Potential Supply to Meet Future Demand  
7.0.1 This chapter brings together the demand for employment land set out in Chapter 5 and the supply 

set out in Chapter 6. This chapter provides a quantitative assessment of the fit between supply 
and demand.  

7.0.2 The first step in this assessment is to look at the overall fit between demand and supply for 
employment land. We look at the fit between demand and supply across each of the four scenarios, 
followed by an assessment on a district-by-district level.  

7.1 Overall fit 
7.1.1 The overall demand for employment land in Greater Exeter is shown in the figure below. For offices, 

the bottom of the range assumes all space is developed at 100% density, whilst the top of the 
range assumes all office space is developed at 40% density (hence the need for larger sites). For 
industrial sites, we assume a range of densities from 35% to 40%. 

Figure 7.1: Total estimated future sites requirements in Greater Exeter (ha) 2020 to 2040 
 Minimum Mid-point Clean 

Growth 
Maximum+ 

Range of demand - Offices 17–42 21–53 25–62 27–68 
- Middle of range 30 37 44 48 
Range of demand - (Homeworking+) 11–28 16–39 19–48 21–54 

- Middle of range 20 28 34 38 
Range of demand - Industrial 190–217 202–231 203–232 214–245 
- Middle of range 204 217 218 230 
N.b. An additional 8 ha for logistics could also be considered, with demand most likely in East Devon 
 

7.1.2 The total supply of employment land (sites with planning permission, allocations, and sites which 
could be brought forward for development) is compared to the overall demand in the figure below. 
This shows that overall, there is sufficient supply to meet the lower end of the estimated demand 
in the Minimum, Mid-Point, and Clean Growth scenarios. The level of supply is not sufficient to 
meet the levels of demand forecast in the Maximum+ scenario.  

7.1.3 When the level of supply is adjusted to remove land with a RAG rating25 of Amber or Red (as set 
out in Appendix Seven), leaving only the most deliverable sites, there is insufficient supply to meet 
demand under any of the scenarios.  When land with a RAG rating of Green or Amber is considered, 
there is more land available, but still insufficient to meet the middle of the range of demand 
between 2020 and 2040 under most scenarios.  

  

 
25 RAG rating: Red sites are unlikely to be delivered; Amber sites have barriers to delivery; and Green sites are likely to be 
delivered 
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Figure 7.2: Overall Demand (2020 to 2040) and Current Supply of Employment Land (ha)  
 Minimum Mid-point Clean Growth Maximum+ 

Range of demand  201 – 259 218 – 284 222 – 294 235 – 313 
- Middle of range 230 251 258 274 
Total Supply 229 229 229 229 
Deliverable land (RAG Rating 
Green) 

162 162 162 162 

Land with RAG Rating Green or 
Amber 

227 227 227 227 

7.2 Fit at District level  
7.2.1 The total supply available in each District is shown in the figure below. Note that some sites are 

suitable for offices or industrial development so are counted within the totals for both. 

Figure 7.3: Current Supply of Employment Land by District 
 Total Office Industrial 
East Devon 106 Up to 41 Up to 90 
Exeter 12 4 7 
Mid Devon 50 6 44 
Teignbridge 61 Up to 26 Up to 61 
Total 229 Up to 77 Up to 202 

 

7.2.2 The majority of sites across most of the Districts is anticipated to come forward in the short term 
(up to three years). The figure below compares total supply, to the supply that is available in the 
short term.  

Figure 7.4: Total Supply and Short-Term Supply (up to three years) in Each District 
 East Devon Exeter Mid Devon Teignbridge 

Total Supply 106 12 50 61 
Short Term Supply 50 11 9 40 
Short Term as % of Total 47% 92% 18% 66% 

Offices 
7.2.3 The figure below shows the geographical distribution of demand and supply of sites for offices in 

Greater Exeter under the Mid-Point scenario. East Devon has an over-supply of office land whilst 
Exeter and Mid Devon have an under-supply of land for office development for the period to 2040. 
Sufficient supply in Teignbridge relies on sites that are suitable for both office and industrial uses 
delivering office space. When only sites with a RAG rating of Green are considered there is an 
under-supply of land to meet forecast demand in Exeter, Mid Devon, and Teignbridge. When sites 
with a RAG rating of Green or Amber are considered then Teignbridge and Mid Devon may have 
sufficient land available to meet the forecast demand over the period to 2040.  
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Figure 7.5: Distribution of Demand (2020 to 2040) and Current Supply of Employment Land for 
Office Development (Mid-Point scenario) (ha) 

 East Devon Exeter Mid Devon Teignbridge 

Range of demand - Offices 4 - 10 12 - 30 2 - 4 3 - 9 
- Middle of range 7 21 3 6 
Range of demand - (Homeworking+) 3 - 8 8 - 21 1 - 4 3 - 7 
- Middle of range 6 15 3 5 
Total Supply  Up to 41 4 6 Up to 26 
Supply - RAG Rating Green  Up to 41 2 1 Up to 2 
Supply – RAG Rating Green or Amber Up to 41 2 6 Up to 26 
N.b. An additional 8 ha for logistics could also be considered, with demand most likely in East Devon 

Industrial 
7.2.4 The figure below shows the distribution of demand and supply for industrial sites and premises in 

Greater Exeter.  

7.2.5 East Devon has sufficient industrial land to meet the mid-point of the forecast demand under this 
scenario. However, when only sites with a Green RAG rating are considered then there is a potential 
under-supply.  

7.2.6 Both Exeter and Mid Devon have an under-supply of industrial land.  

7.2.7 Teignbridge appears to have a small over-supply of industrial land. However, when only the site 
which are RAG rated Green are considered then there is an under-supply of land.  

7.2.8 When sites that are RAG rated as Green or Amber are considered then East Devon has sufficient 
land to accommodate the demand between 2020 and 2040, Exeter and Mid Devon have  
insufficient land, and Teignbridge may have sufficient land if all possible sites are developed for 
industrial use. 

Figure 7.6: Distribution of Demand (2020 to 2040) and Current Supply of Employment Land for 
Industrial Development (Mid-Point scenario) (ha) 

 East Devon Exeter Mid Devon Teignbridge 

Range of demand -  Industrial  60 - 69 46 - 53 45 - 52 50 - 57 
- Middle of range 65 50 49 54 
Total Supply Up to 90 7 44 Up to 61 
Supply - RAG Rating Green  Up to 64 7 41 Up to 29 
Supply – RAG Rating Green or Amber Up to 90 7 44 Up to 61 
N.b. An additional 8 ha for logistics could also be considered, with demand most likely in East Devon 

7.3 Conclusion 
7.3.1 There is forecast Mid-Point demand for up to 284 ha of employment land in Greater Exeter over 

the Local Plan period from 2020 to 2040. An additional 8 ha for logistics could also be considered, 
with demand most likely in East Devon. The current available supply of sites in Greater Exeter 



 

 

     

   

52 

amounts to 229 ha of employment land, of which 162 ha has a Green RAG rating, and 227 ha is 
rated Green and Amber. 

7.3.2 Looking at demand over the period from 2020 to 2040, East Devon potentially has a small over-
supply of land. This will be reduced if land that can be used for both office and industrial uses is 
brought forward for office uses.  

7.3.3 Exeter and Mid Devon have an under-supply of employment land, particularly when only Green RAG 
rating sites are considered. The Liveable Exeter initiative sets out proposals to replace some 
industrial sites in Exeter with mixed-use development, including residential as well as employment 
space. This, along with the lack of potential employment sites emphasises the need to 
accommodate new employment development in its hinterland. 

7.3.4 Teignbridge potentially has an under-supply of land, in particular if only those sites which are RAG 
rated Green are considered.    



 

 

     

   

53 

8 Conclusions and Recommendations 
8.0.1 This chapter sets out the conclusions and recommendations drawn from this economic 

development needs assessment for Greater Exeter.  

8.1 Socio-economic baseline 
8.1.1 The socio-economic baseline review looks at recent trends in Greater Exeter, particularly since the 

previous EDNA which was competed in 2017. Overall, the GVA, employment, and working-age 
population of the area have seen recent growth, at higher levels than in the South West and UK 
(excluding London). Continued future growth will stimulate demand for more employment land. 

8.1.2 Economic activity rates in Greater Exeter are slightly below regional and national levels, and have 
been declining in recent years. Many of the economically inactive are students who may enter the 
workforce in future years. However, declining economic activity rates could constrain future growth 
and demand for employment land. 

8.1.3 The claimant count has risen since the Covid-19 pandemic and not yet returned to previous levels. 
If claimants return to work, this could increase the size of the labour force, enabling economic 
growth, and further stimulating demand for employment land. 

8.1.4 East Devon accounts for around 20% of the GVA and employment in Greater Exeter, with high 
levels of recent employment growth. The Transport & Storage sector is strong in the West End of 
the District, adjacent to the City of Exeter and M5 motorway, which is an area of concentrated 
employment and economic activity. 

8.1.5 The City of Exeter accounts for 46% of total GVA in Greater Exeter. It has the greatest concentration 
of employment and economic activity in Greater Exeter, serving both its own population and in-
commuters from adjacent Districts. Population growth, levels of qualifications, and levels of 
business formation are high in the City of Exeter. It has a high concentration of employment in 
office-occupying sectors. 

8.1.6 Mid Devon accounts for the lowest proportion of total employment and economic activity in Greater 
Exeter, with 11% of the sub-region’s GVA. It has a high economic activity rate, but a low proportion 
of highly qualified residents. Employment is particularly concentrated in the Manufacturing sector, 
and GVA is particularly concentrated in Wholesale & Retail Trade.  

8.1.7 Teignbridge accounts for around 20% of the total GVA and employment in Greater Exeter. It has 
high levels of business births per capita which may drive demand for employment sites for new-
start businesses. Population growth is relatively low, but the claimant count is relatively high, so 
there are mixed messages on the future availability of labour.  

8.2 Policy context 
8.2.1 Recent skills reviews carried out by the Heart of the South West LEP suggest that the economy has 

recovered from the impacts of Covid-19, but labour availability is limited and there are some skills 
shortages. However, the Exeter Travel to Work Area is characterised as being in high-skills 
equilibrium (i.e. demand and supply in balance) and there is a commitment to increasing skills 
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levels. Any labour and skills supply shortages, along with increased flexible and home-working, 
could moderate short-term demand for employment sites and premises.  

8.2.2 Devon County Council and all four local authorities have declared a climate emergency. Local Plans 
will seek to locate new housing and employment sites close to each other to reduce car-borne 
commuting. East Devon and Exeter have expressed a strong desire to promote clean growth in the 
future. Part of this includes plans to grow the knowledge economy.  

8.2.3 Exeter and East Devon have Growth Point status, reflecting the ambition for growth, in Exeter and 
the West End of East Devon.  

8.2.4 Plans for significant residential development in the City of Exeter (Liveable Exeter) could lead to 
the redevelopment of existing employment areas for mixed-uses (i.e. residential and employment).  

8.3 Economic forecasts and scenarios 
8.3.1 Baseline economic and employment forecasts have been purchased from Cambridge 

Econometrics and Experian. These forecast employment growth of between 33,900 and 35,300 
jobs in Greater Exeter between 2020 and 2040 (i.e. between 1,700 and 1,800 jobs per year). The 
future change in GVA diverges more between the two forecasters, with Experian showing greater 
GVA (and therefore productivity) growth than Cambridge Econometrics. Both forecasters are 
expecting a higher annual rate of growth in GVA over the period from 2020 to 2040 than in the 
previous 20 years. 

8.3.2 A number of employment growth scenarios have been developed for consideration in this EDNA, 
namely: 

• A Minimum scenario combining the lowest sector forecast from either forecaster 
• A Mid-point scenario which takes the mid-point between Cambridge Econometrics and 

Experian for each sector 
• A Clean Growth scenario, based on the mid-point, but with uplift in sectors likely to be boosted 

by future clean growth. This could be revised in the future as more work is undertaken on the 
area’s clean growth aspirations 

• A Maximum+ scenario combining the highest sector forecast from either forecaster 

8.3.3 Total employment change in Greater Exeter ranges between 15,400 and 54,500 additional jobs 
across these scenarios, with the mid-point of 34,600 additional jobs. 

8.4 Current market activity 
8.4.1 Property adviser JLL has made the following observations, based on current market activity: 

• Market demand is strong for industrial premises in East Devon, largely from Distribution and 
Logistics occupiers, particularly in the West End. Demand for offices is more subdued, although 
there is interest at Winslade Park. Available supply is limited, particularly of large industrial 
buildings close to the Airport, and industrial rents have been growing faster in the last year 
than in the previous decade 

• Demand for industrial premises is strong in the City of Exeter. Supply is limited, particularly of 
serviced and deliverable development land, leading to occupiers looking to Mid Devon and 
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East Devon. There are distinct city centre and out-of-town office markets, and occupiers are 
seeking smaller, better quality, and flexible office spaces. The supply of available office space 
is better than the supply of industrial space 

• Demand for industrial premises is strong in Mid Devon, but there is limited demand for office 
space. Industrial occupiers from outside the District also look to Mid Devon, exacerbating the 
pressure on the supply. Whilst there are some sites and premises available, there is not 
sufficient supply to meet current demand, leading to strong growth in industrial rents 

• Demand for industrial premises is strong in Teignbridge, and with current low levels of supply 
it is often unsatisfied. The viability of new development is poor due to relatively low rent levels, 
which is restricting the delivery of more supply. Office demand is low 

8.5 Twenty-year forecast demand 
8.5.1 We follow a two-stage approach to forecasting the future demand for employment sites and 

premises over the period from 2020 to 2040. The first stage considers the net change in 
employment in each sector and the consequential demand for sites and premises. The second 
stage considers the need to replace premises that are no longer fit-for-purpose; the re-use of 
existing employment sites; and the allowance for choice and flexibility in the market. 

8.5.2 The total demand for office space (without the homeworking adjustment) in Greater Exeter over 
the period from 2020 to 2040 is for 212,000 sq m under the Mid-point scenario (equivalent to 
10,600 sq m per year). This translates to between 21 and 53 ha over the plan period, depending 
on the site density assumption used. The Minimum scenario suggests demand for between 17 and 
42 ha of employment land. The Maximum+ scenario suggests demand for between 27 and 68 ha 
of land. The Clean Growth scenario is for between 25 and 62 ha of employment land. 

8.5.3 When an adjustment is included to allow for the potential impacts of more homeworking in the 
future, the forecast demand for employment land is reduced to between 16 and 39 ha under the 
Mid-point scenario (and between 11 and 28 ha under the Minimum scenario; 19 to 48 ha under 
the Clean Growth scenario; and between 21 and 54 ha under the Maximum+ scenario).  

8.5.4 The total demand for industrial sites in Greater Exeter under the Mid-point scenario is for between 
202 and 231 ha over the period from 2020 to 2040 (allowing for replacement and flexibility as 
well as the forecast change in employment). This is equivalent to between 10.1 and 11.5 ha per 
year over the plan period. Under the Minimum scenario there is forecast demand for between 190 
and 217 ha; and under the Maximum+ scenario there is demand for between 214 and 245 ha 
over the plan period. Under the Clean Growth scenario the demand is for between 203 and 232 
ha, which is similar to the mid-point scenario. An additional 8 ha for logistics could also be 
considered, with demand most likely in East Devon. 

8.5.5 At a District level the City of Exeter accounts for more than half of the demand for sites for offices. 
The demand for industrial sites is more evenly spread across the Districts, with East Devon showing 
the highest level of forecast demand. 

8.6 Supply of employment sites and premises 
8.6.1 Overall, 224 ha of potential employment land has been identified by JLL as being available in 

Greater Exeter which could help to meet the forecast demand over the plan period. Up to 72 ha 
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could be developed for offices, and up to 202 ha could be developed for industrial, noting that 
some sites could be developed for either and so are included in both figures.  

8.6.2 The supply of sites is unevenly spread across the four Districts, with around half of the potential 
supply in East Devon (albeit that only 47% of the land in East Devon is available in the short-term 
i.e. up to three years). Teignbridge has 27% of the potential employment land supply, Mid Devon 
has 20%, and the City of Exeter has 5%.  

8.6.3 The current supply of industrial premises is low in East Devon, with a particular shortage of 
industrial premises close to the Airport. There are 17 consented, allocated, or potential 
development sites in East Devon, with 106 ha of land. Of this, 82 ha is deliverable in the short-
term (up to three years). A total of 81 ha of potential employment land is RAG rated as ‘green’ (i.e. 
highly deliverable), with the rest being ‘amber’ (i.e. some barriers to delivery). None of the land is 
RAG rated as ‘red’ (i.e. unlikely to be delivered). 

8.6.4 There is an under-supply of industrial sites in the City of Exeter and little development taking place. 
There has been a modest amount of development of new offices, but there may be a short-term 
increase in supply as office occupiers rationalise their estate post-pandemic. There are only nine 
potential development sites in Exeter, with less than 12 ha of employment land. Of the total, 9.5 
ha is RAG rated as ‘green,’ and one site of just less than 2 ha is RAG rated as ‘red’ i.e. unlikely to 
be delivered. 

8.6.5 There are 13 consented, allocated, or potential employment sites in Mid Devon, with 50 ha of 
employment land. Eleven are RAG rated as ‘green’ so likely to be delivered, and two rated as 
‘amber’. 

8.6.6 There are 12 consented, allocated, or potential employment sites in Teignbridge, with more than 
60 ha of employment land. Less than half of the potential employment land – 29 ha – is RAG rated 
as ‘green,’ with rest RAG rated as ’amber’ so having some barriers to delivery. None is RAG rated 
as ‘red.’ 

8.7 Comparing the supply and demand for sites and premises 
8.7.1 Nationally there is significantly more demand for industrial premises than supply, with rents and 

capital values reaching new highs. Energy efficient premises are particularly sought-after. The 
office market is more subdued, with a focus on the highest quality premises to attract workers 
back to the office.  

8.7.2 Evidence from local property advisers JLL shows that the current supply of premises is insufficient 
to meet industrial premises demand in all the Greater Exeter Districts. Demand for offices is more 
variable and is largely concentrated in the City of Exeter and its hinterland.  There is a reasonable 
supply of office space to meet the demand, but the demand focus is on new, better quality, flexible 
premises, to attract people to work in the offices. 

8.7.3 Looking beyond the immediate availability of premises in the market, the total potential availability 
of sites (with planning permission, allocated, and those which could be brought forward for 
development) is not sufficient to meet the mid-point forecast demand over the period from 2020 
to 2040 (i.e. a supply of up to 229 ha and demand for at least 218 ha, and up to 284 ha, plus 
possibly more for logistics). When only land that is RAG rated as ‘green’ (i.e. the most deliverable 
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sites) is considered then there is a significant shortfall of employment land to meet the 20 year 
demand (i.e. a supply of only 162 ha). When sites rated ‘amber’ are also considered, the potential 
supply is 227 ha. 

8.7.4 When the supply of and demand for land for offices is considered (noting that some sites could be 
developed for either offices or industrial premises), there is supply of up to 77 ha of land that could 
be developed for offices, but only 47 ha of this is RAG rated as ‘green’, and much of this land could 
also be developed for industrial premises. The mid-point demand for office sites is between 21 
and 53 ha over the plan period, depending on development density, falling to a range of 16 to 39 
ha when homeworking+ is considered, so it is possible that this demand could be met.  

8.7.5 The following pictures emerge within Greater Exeter: 

• East Devon has more supply than forecast demand for land for offices 
• The City of Exeter has insufficient supply to meet the 20-year demand, although this supply 

shortfall is lessened if sites RAG rated amber (i.e. with some delivery challenges) are 
considered.  

• Mid Devon has two sites suitable for offices, but only a small amount of forecast demand 
• Teignbridge likely has enough land to meet the forecast demand for offices, although only 2 

ha are RAG rated as green, which is insufficient to meet the demand 

8.7.6 When the supply and demand for industrial land is considered, (noting that some sites could be 
developed for either offices or industrial premises), there is supply of up to 202 ha of land that 
could be developed for industrial, but only 142 ha of this land is RAG rated as ‘green’ and some of 
this could potentially be developed for offices. The mid-point demand for industrial land in Greater 
Exeter is for between 202 and 231 ha (with potentially more demand for logistics), so there is 
insufficient supply currently available to meet the forecast demand between 2020 and 2040. 

8.7.7 The following pictures emerge within Greater Exeter: 

• East Devon has a sufficient supply of land to meet the forecast demand for industrial land from 
within the District, although when only ‘green’ sites are considered (i.e. the most deliverable), 
there is a potential under-supply. Any additional demand for logistics sites is likely to be seen 
in East Devon 

• The Liveable Exeter initiative may increase the need to accommodate Exeter’s growth in its 
hinterland, in adjoining local authority areas, although Exeter City Council is aiming to retain 
employment provision on the strategic brownfield development sites proposed in the Exeter 
Plan 

• Mid Devon has insufficient supply to meet the demand over the plan period 
• Teignbridge has insufficient supply to meet the demand over the plan period 

8.8 Implications and recommendations 

Greater Exeter 
8.8.1 Current market demand for employment premises, in particular for industrial premises (including 

logistics), is greater than availability. This is leading to rising rents and capital values. Whilst some 
speculative development is taking place to meet this demand, development viability remains poor 
in most places (because values are generally not high enough to achieve viability for speculative 
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development), and insufficient development is taking place to meet future forecast demand. The 
lack of supply coming forward to meet future demand for sites may cause even greater increases 
in rent and capital values.  

8.8.2 Looking over the 20 year plan period, there is insufficient employment land currently available in 
Greater Exeter to meet the forecast demand from 2020 to 2040. More sites need to be allocated 
in order to meet the forecast demand over the plan period. The geographical dimension of this is 
discussed below. 

Site deliverability 
8.8.3 The assessment of the supply of sites undertaken by JLL has identified 229 ha of potential 

employment land in Greater Exeter. However, only 162 ha is RAG rated as ‘green’ (i.e. most 
deliverable), so there are doubts about the deliverability of more than 65 ha of employment land 
(albeit that only one site of less than 2 ha is considered as ‘red’ or unlikely to be delivered). This 
suggests that approximately 65 ha of employment land in Greater Exeter has some barriers to 
delivery. Overcoming these barriers will be critically important to ensuring a sufficient supply of 
employment land in the plan period (noting that even with the delivery of this land the forecast 
demand cannot be met). Each of the District Councils will need to speak with site owners and 
promoters to identify the barriers to employment sites being delivered. It may be possible for the 
District Councils and other public sector organisations to help to overcome some of the barriers to 
side delivery. 

8.8.4 The single site that is RAG rated as ‘red’ should be considered for de-allocation. No other sites 
should currently be considered for de-allocation. 

8.8.5 Given the ‘amber’ rating of many sites, it is assumed that the barriers to delivery can be overcome. 
However, if over time it becomes apparent that some sites cannot be delivered within the plan 
period then de-allocation should be carefully considered, along with new allocations to overcome 
the shortfall. 

Location of supply and demand within Greater Exeter 
8.8.6 Current market activity suggests particularly strong unmet demand for industrial premises, 

particularly for Industrial and Logistics occupiers in the West End of East Devon. Industrial 
(including logistics) demand is also unmet in the other three Districts of Exeter, Mid Devon, and 
Teignbridge, suggesting the need for industrial units throughout Greater Exeter, particularly in more 
accessible locations close to larger towns and the M5 motorway. Whilst current office market 
activity does not suggest significant unmet demand, there is demand for new and high-quality 
offices, particularly in Exeter city centre and out-of-town business parks which may be located in 
adjoining Districts. 

8.8.7 There is demand for the continued growth of the logistics sector in the West End of East Devon. 
Further, more detailed, assessment is required to quantify this demand and identify potential 
locations where it could be accommodated.  

8.8.8 Looking at the 20-year forecast demand for industrial and office sites and premises: 

• East Devon has sufficient land to meet forecast demand from within the District for offices, 
and may have sufficient land to meet forecast demand for industrial sites, if barriers to delivery 
on ‘amber’ sites can be overcome. However, economic and employment growth generated by 
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the City of Exeter cannot be met within its own boundaries, so sites in East Devon should help 
to meet this growth potential  

• The City of Exeter has significant economic and employment growth potential, but it cannot all 
be accommodated within the city, given the constrained supply of employment land, and little 
scope for new potential employment sites. The Liveable Exeter initiative also seeks to 
redevelop some employment areas for mixed-use residential and employment uses. Some of 
the future economic growth stimulated by the City of Exeter will need to be accommodated in 
its hinterland in adjoining local authority areas, which is functionally part of the city. Future 
employment growth in areas adjoining the City of Exeter (the city fringe) could reduce levels of 
commuting into Exeter itself.  

• Mid Devon does not have sufficient potential sites to meet its forecast demand for industrial 
sites and premises. It only has a small forecast demand for offices sites and has sufficient 
potential supply of Green and Amber rated RAG sites to satisfy the demand. However, it has a 
much greater demand for industrial sites. New allocations will be needed to meet the shortfall 
between demand and current potential supply 

• Teignbridge has a shortfall of potential sites to meet the forecast demand. Additional 
allocations will be needed to meet the forecast demand to 2040, and efforts will be needed to 
overcome barriers to the deliverability of at least half of the currently identified potential supply 

8.8.9 Locating employment sites close to residential areas and developments and public transport 
nodes will help to reduce car-borne commuting, congestion, and pollution. 
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9 Appendix One – East Devon 
9.0.1 The following Appendix sets out the results of the analysis in Chapters 4 – 6 inclusive for East 

Devon.   

9.1 Baseline Forecasts 
9.1.1 The figures below set out the baseline forecasts for the local authority area.  

Total Employment 
9.1.2 CE is forecasting employment growth of +6,800 jobs over the period 2019 – 2040, with Experian 

forecasting employment growth of +10,900 over the same period. These equate to growth of +320 
jobs  and +520 jobs per annum respectively. Using these annual growth rates, jobs growth over 
the Plan period (2020 – 2040) is forecast at +6,500 in CE forecasts and +10,400 in Experian 
forecasts.  

9.1.3 The minimum forecasts shows jobs growth of +2,400 over the Plan period, whilst the maximum 
forecasts has jobs growth of +6,900.  

Figure 9.1: Historic and Forecast Employment Change, index (2019=100) 

 
Source: HJA based on Cambridge Econometrics and Experian forecasts 

Employment by Sector 
9.1.4 Employment forecasts by sector are shown in the figure below.  
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Figure 9.2: Employment Change by Sector 2020 - 2040 

 
Source: HJA based on Cambridge Econometrics and Experian forecasts 

9.1.5 There is a notable difference in the forecasts for the Professional, Scientific & Technical sector for 
East Devon compared to the forecast growth in this sector in Greater Exeter. CE forecasts a small 
decline in employment in the sector and Experian forecasting a reasonable level of growth.  

Gross Value Added 
9.1.6 The figure below shows forecast GVA for the local authority area. Overall, these forecasts are in-

line with the Greater Exeter forecasts.  
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Figure 9.3: Historic and Forecast GVA Change, index (2019=100) 

 
Source: HJA based on Cambridge Econometrics and Experian forecasts 

9.2 Demand for Employment Sites and Premises 

Use Class Conversion Matrix 
9.2.1 The Use Class conversion matrix used to convert employment to Use Classes is set out on the 

following page.  
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Figure 9.4: East Devon SIC Use-Class Matrix  
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AB: Primary Industries 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 100% 

C: Manufacturing 81% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 17% 

DE: Utilities 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 57% 43% 

F: Construction 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 4% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 96% 

G (part): Wholesale 0% 55% 0% 0% 0% 2% 0% 0% 0% 0% 0% 0% 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 30% 12% 

G (part): Retail 0% 1% 0% 0% 0% 85% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 2% 12% 

H: Transportation and storage 0% 20% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 14% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 1% 65% 

I: Accommodation and food services 0% 0% 22% 0% 0% 6% 24% 0% 0% 0% 0% 0% 0% 0% 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 14% 34% 

J: Information and communication 0% 9% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 50% 3% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 38% 

K: Financial and insurance activities 0% 0% 0% 0% 0% 0% 0% 33% 0% 0% 0% 0% 0% 48% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 19% 

L: Real estate activities 0% 0% 0% 0% 0% 0% 0% 0% 19% 0% 0% 0% 0% 60% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 21% 

M: Professional, scientific and technical activities 0% 0% 0% 0% 0% 0% 0% 0% 2% 0% 0% 0% 0% 57% 5% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 8% 28% 

N: Administrative and support service activities 0% 0% 0% 1% 0% 3% 0% 0% 0% 0% 0% 0% 0% 32% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 10% 51% 

O: Public administration and defence 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 49% 0% 0% 0% 0% 0% 0% 0% 0% 36% 0% 0% 0% 0% 0% 15% 

P: Education 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 90% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 10% 

Q: Human health and social work activities 0% 0% 0% 52% 0% 0% 0% 0% 0% 0% 0% 27% 3% 9% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 8% 

R: Arts, entertainment and recreation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 30% 0% 0% 0% 0% 0% 0% 0% 1% 1% 0% 0% 0% 0% 0% 11% 8% 27% 22% 

S: Other service activities 0% 0% 0% 0% 0% 29% 0% 0% 0% 0% 0% 0% 34% 0% 0% 0% 0% 0% 0% 0% 0% 2% 0% 0% 0% 0% 0% 5% 29% 

Total 4% 5% 3% 6% 0% 12% 3% 0% 1% 0% 1% 3% 2% 11% 0% 0% 7% 0% 0% 0% 0% 0% 1% 0% 0% 0% 0% 6% 34% 
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Conversion to Use Class Order 
9.2.2 Applying the matrix (above) to the FTE employment forecasts for the area provides the following 

results for change in FTE employment that will impact the E(g), B2, and B8 Use Classes. 

Figure 9.5: Change in FTE employment by use class over Plan period (2020–2040) based on 
2019–2040 average change per annum 
Use 
Class 

Description Minimum Mid-point 
Clean 

Growth 
Maximum+ 

B2 General industrial  (790)  (730)  (730)  (660) 
B8 Storage or distribution  180   330   360   490  
E(g)(i) Offices  420   1,410   1,890   2,430  
E(g)(ii) Research and development  5   40  70   70  
E(g)(iii) Light industrial  0   5   5   10  

Source: HJA analysis based on Cambridge Econometrics and Experian.  Figures may not sum due 
to rounding. Negative numbers in parenthesis. 

Net additional floorspace requirements  
9.2.3 Applying employment density guidance figures to this data provides the net additional floorspace 

requirements for the area. These are set out in the figure below.  

Figure 9.6: Net additional demand for employment floorspace by use class over Plan period 
(2020–2040) (sq m) 
Use 
Class 

Description Minimum Mid-point 
Clean 

Growth 
Maximum+ 

E(g)(i) Offices  5,500   18,500   24,900   32,000  

E(g)(ii) 
Research and 
development 

 300   2,300   4,400   4,400  

 Offices  5,800   20,800   29,300   36,400  
E(g)(iii) Light industrial  5   263   263   521  
B2 General industrial  (29,800)  (27,400)  (27,400)  (25,100) 
B8 Storage or distribution  14,600   26,700   28,800   39,300  
 Industrial  (15,200)  (500)  1,600   14,800  

Source: HJA (negative values in parentheses). note: Figures are rounded to nearest 100 

Replacement Allowances 
9.2.4 The forecast replacement allowance for the area is presented in the figure below.  

Figure 9.7: Forecast replacement requirement 2020-2040 (sq m) 
Use Total Stock (2020-21) Annual Replacement 20 Year Plan Period 

Total 
Office (1% pa)  104,000   1,000   21,000  
Industrial (2% pa)  687,000   13,700   275,000  
Total  791,000   14,800   296,000  

Source: HJA based on VOA data 
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Total Requirements 
9.2.5 The total requirements for offices are shown in the figures below. There is a requirement for 

between 3 ha and 14 ha of office space over the Plan period. This reduces to 2 – 14 ha when 
taking into account the Homeworking+ adjustment.  

Figure 9.8: Total estimated future sites and premises requirements in East Devon (offices) (sq 
m unless otherwise stated) 2020 to 2040 

 

N.b. Figures may not sum due to rounding 
 
Figure 9.9: Total estimated future sites and premises requirements including ‘Homeworking+’ 
adjustment (offices) - all scenarios (sq m unless otherwise stated) 2020 to 2040 

 

N.b. Figures may not sum due to rounding 
 

9.2.6 The figure below shows a requirement of 57 – 73 ha of industrial land over the Plan period.  

 Minimum Mid-point Clean 
Growth 

Maximum+ 

Replacement Provision (A) 21,000  21,000 21,000 21,000 
Net Additional Requirement (B) 5,800 21,000 29,000 36,000 
Gross Requirement (C=A+B) 27,000 42,000 50,000 57,000 
Flexibility allowance (D) 3,000 4,000 5,000 6,000 
Net Requirement (E=C+D) 29,000  46,000 55,000 63,000 
Delivered on Existing Employment Sites 
(F) 

3,000 5,000 6,000 6,000 

     
Total Requirement (G= E–F) 26,000 41,000 50,000 57,000 
Average Annual Requirement  1,300 2,100 2,500 2,800 
     
Total Land Requirement (h–a) 3 - 7 4 - 10 5 - 12 6 - 14 
Average Annual Land Requirement (ha)  0.1 - 0.3 0.2 - 0.5 0.2 – 0.6 0.3 – 0.7 

 Minimum Mid-point Clean 
Growth 

Maximum+ 

Replacement Provision (A) 21,000  21,000 21,000 21,000 
Net Additional Requirement (B) 5,800 21,000 29,000 36,000 
Gross Requirement (C=A+B) 27,000 42,000 50,000 57,000 
Flexibility allowance (D) 3,000 4,000 5,000 6,000 
Net Requirement (E=C+D) 29,000  46,000 55,000 63,000 
Delivered on Existing Employment Sites 
(F) 

3,000 5,000 6,000 6,000 

Homeworking+ adjustment (G) 10,000 10,000 10,000 10,000 
     
Total Requirement (H= E–F-G) 16,000 31,000 39,000 46,000 
Average Annual Requirement  800 1,500 2,000 2,300 
     
Total Land Requirement (ha) 2 - 4 3 - 8 4 - 10 5 - 12 
Average Annual Land Requirement (ha)  0.1 - 0.2 0.2 - 0.4 0.2 – 0.5 0.2 – 0.6 
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Figure 9.10: Total estimated future sites and premises requirements in East Devon (industrial) 
(sq m unless otherwise stated) 2020 to 2040 

 

N.b. Figures may not sum due to rounding 

9.3 Assessment of supply 
Figure 9.11: JLL Assessment of Employment Land Supply 
 ha 
Total potential supply 106 
Suitable for offices 16 – 41 
Suitable for offices (RAG rated green) 16 – 41 
Suitable for industrial 65 – 90 
Suitable for industrial (RAG rated green) 39 - 64 
Source: JLL 
   

 Minimum Mid-point Clean 
Growth 

Maximum+ 

Replacement Provision (A) 275,000  275,000 275,000 275,000 
Net Additional Requirement (B) (15,000) - 2,000 15,000 
Gross Requirement (C=A+B) 260,000 274,000 276,000 290,000 
Flexibility allowance (D) 26,000  27,000 28,000 29,000 
Net Requirement (E=C+D) 286,000  302,000 304,000 319,000 
Delivered on Existing Employment Sites 
(F) 

57,000  60,000 61,000 64,000 

     
Total Requirement (G= E–F) 228,000 241,000 243,000 255,000 
Average Annual Requirement  11,400 12,100 12,200 12,700 
     
Total Land Requirement (ha) 57 - 65 60 – 69 61 – 69 64 -73 
Average Annual Land Requirement (ha) 2.9 – 3.3 3.0 – 3.5 3.0 – 3.5 3.2 – 3.6 
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10 Appendix Two – Exeter 
10.0.1 The following Appendix sets out the results of the analysis in Chapters 4 – 6 inclusive for the City 

of Exeter.   

10.1 Baseline Forecasts 
10.1.1 The figures below set out the baseline forecasts for the local authority area.  

Total Employment 
10.1.2 CE is forecasting employment growth of +14,200 jobs over the period 2019 – 2040, with Experian 

forecasting employment growth of +14,100 over the same period. These equate to growth of +680 
jobs and +670 jobs respectively. Using these annual growth rates, jobs growth over the Plan period 
(2020 – 2040) is forecast at +13,500 in CE forecasts and +13,400 in Experian forecasts.  

10.1.3 The minimum forecasts show jobs growth of +6,900 over the Plan period, whilst the maximum 
forecasts has jobs growth of +20,000. 

Figure 10.1: Historic and Forecast Employment Change, index (2019=100) 

 

Source: HJA based on Cambridge Econometrics and Experian forecasts 

Employment by Sector 
10.1.4 Employment forecasts by sector are shown in the figure below.  
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Figure 10.2: Employment Change by Sector 2020-2040 

 

Source: HJA based on Cambridge Econometrics and Experian forecasts 
 

10.1.5 The forecasts show a higher level of growth in the Transport & Storage sector than Greater Exeter. 
There is also a notable difference in the forecasts for the Professional, Scientific & Technical sector 
for East Devon compared to Greater Exeter. CE forecasts a small decline in employment in the 
sector and Experian forecasting a reasonable level of growth. 

Gross Value Added  
10.1.6 The figure below shows forecast GVA for the local authority area. The forecasts suggest GVA growth 

in line with growth in Greater Exeter. 
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Figure 10.3: Historic and Forecast GVA Change, index (2019=100) 

 

Source: HJA based on Cambridge Econometrics and Experian forecasts 

10.2 Demand for Employment Sites and Premises 

Use Class Conversion Matrix 
10.2.1 The Use Class conversion matrix used to convert employment to Use Classes is set out on the 

following page.
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Figure 10.4: Exeter SIC Use-Class Matrix  
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AB: Primary Industries 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 100% 

C: Manufacturing 90% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 9% 

DE: Utilities 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 94% 6% 

F: Construction 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 6% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 94% 

G (part): Wholesale 0% 56% 0% 0% 0% 3% 0% 0% 0% 0% 0% 0% 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 35% 6% 

G (part): Retail 0% 2% 0% 0% 0% 92% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 6% 

H: Transportation and storage 0% 16% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 9% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 2% 73% 

I: Accommodation and food services 0% 0% 12% 0% 0% 7% 48% 0% 0% 0% 0% 0% 0% 0% 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 16% 16% 

J: Information and communication 0% 4% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 38% 3% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 55% 

K: Financial and insurance activities 0% 0% 0% 0% 0% 0% 0% 26% 0% 0% 0% 0% 0% 65% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 9% 

L: Real estate activities 0% 0% 0% 0% 0% 0% 0% 0% 23% 0% 0% 0% 0% 62% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 15% 

M: Professional, scientific and technical activities 0% 0% 0% 0% 0% 0% 0% 0% 4% 0% 0% 0% 0% 60% 17% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 3% 17% 

N: Administrative and support service activities 3% 3% 1% 8% 1% 8% 2% 0% 0% 0% 1% 4% 1% 18% 0% 0% 1% 0% 1% 1% 1% 1% 1% 0% 1% 1% 1% 10% 32% 

O: Public administration and defence 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 68% 0% 0% 0% 0% 0% 0% 0% 0% 27% 0% 0% 0% 0% 0% 5% 

P: Education 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 94% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 6% 

Q: Human health and social work activities 0% 0% 0% 61% 0% 0% 0% 0% 0% 0% 0% 25% 3% 6% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 5% 

R: Arts, entertainment and recreation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 37% 0% 0% 0% 0% 0% 0% 0% 3% 3% 0% 0% 0% 0% 0% 12% 8% 25% 13% 

S: Other service activities 0% 0% 0% 0% 0% 33% 0% 0% 0% 0% 0% 0% 29% 0% 0% 0% 0% 0% 0% 0% 0% 15% 0% 0% 0% 0% 0% 4% 18% 

Total 3% 4% 1% 12% 0% 11% 3% 1% 1% 0% 1% 5% 1% 18% 2% 0% 10% 0% 0% 0% 0% 0% 2% 0% 0% 0% 0% 7% 18% 
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Conversion to Use Class Order 
10.2.2 Applying the matrix (above) to the FTE employment forecasts for the area provides the following 

results for change in FTE employment that will impact the E(g), B2, and B8 Use Classes. 

Figure 10.5: Change in FTE employment by use class over Plan period (2020–2040) based on 
2019–2040 average change per annum 
Use 
Class 

Description Minimum Mid-point 
Clean 

Growth 
Maximum+ 

B2 General industrial  (720)  (580)  (580)  (450) 
B8 Storage or distribution  (140)  (5)  10   140  
E(g)(i) Offices  1,420   2,390   3,090   3,720  
E(g)(ii) Research and development  260   330   490   490  
E(g)(iii) Light industrial  10   20   20   30  

Source: HJA analysis based on Cambridge Econometrics and Experian.  Figures may not sum due 
to rounding. Negative numbers in parenthesis. 

Net additional floorspace requirements  
10.2.3 Applying employment density guidance figures to this data provides the net additional floorspace 

requirements for the area. These are set out in the figure below.  

Figure 10.6: Net additional demand for employment floorspace by use class over Plan period 
(2020–2040) (sq m) 
Use 
Class 

Description Minimum Mid-point 
Clean 

Growth 
Maximum+ 

E(g)(i) Offices  18,800   31,600   40,700   49,100  

E(g)(ii) 
Research and 
development 

 15,700   19,600   29,400   29,400  

 Offices  34,500   51,200   70,100   78,500  
E(g)(iii) Light industrial  385   932   932   1,478  
B2 General industrial  (27,100)  (22,000)  (22,000)  (16,900) 
B8 Storage or distribution  (11,200)  (200)  1,000   10,900  
 Industrial  (37,900)  (21,300)  (20,000)  (4,600) 

Source: HJA (negative values in parentheses). note: Figures are rounded to nearest 100 

Replacement Allowances 
10.2.4 The forecast replacement allowance for the area is presented in the figure below.  

Figure 10.7: Forecast replacement requirement 2020-2040 (sq m) 
Use Total Stock (2020-21) Annual Replacement 20 Year Plan Period 

Total 
Office (1% pa)  341,000   3,400   68,000  
Industrial (2% pa)  578,000   11,600   231,000  
Total  919,000   15,000   299,000  

Source: HJA based on VOA data 

Total requirement 
10.2.5 The total requirements for offices are shown in the figures below. There is a requirement for 

between 10 ha and 36 ha of office space over the Plan period. This reduces to 7 – 28 ha when 
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taking into account the Homeworking+ adjustment. Taking the Mid-point estimates, there is a 
requirement of between 8-30 ha when ‘Homeworking+’ and ‘Offices’ demand is combined.  

Figure 10.8: Total estimated future sites and premises requirements in Exeter (offices) (sq m 
unless otherwise stated) 2020 to 2040 

 
 

N.b. Figures may not sum due to rounding 
 
Figure 10.9: Total estimated future sites and premises requirements including ‘Homeworking+’ 
adjustment (offices) - all scenarios (sq m unless otherwise stated) 2020 to 2040 

 
 

N.b. Figures may not sum due to rounding 
 

10.2.6 The figure below shows a requirement of 43 – 57 ha of industrial land over the Plan period.  

 Minimum Mid-point Clean 
Growth 

Maximum+ 

Replacement Provision (A)  68,000   68,000   68,000   68,000  
Net Additional Requirement (B)  34,000   51,000   70,000   79,000  
Gross Requirement (C=A+B)  103,000   119,000   138,000   147,000  
Flexibility allowance (D)  10,000   12,000   14,000   15,000  
Net Requirement (E=C+D)  113,000   131,000   152,000   161,000  
Delivered on Existing Employment Sites 
(F) 

 11,000   13,000   15,000   16,000  

     
Total Requirement (G= E–F)  102,000   118,000   137,000   145,000  
Average Annual Requirement   5,100   5,900   6,800   7,300  
     
Total Land Requirement (ha) 10 - 25 12 - 30 14 - 34 15 - 36 
Average Annual Land Requirement (ha) 0.5 – 1.3 0.6 – 1.5 0.7 – 1.7 0.7 – 1.8 

 Minimum Mid-point Clean 
Growth 

Maximum+ 

Replacement Provision (A)  68,000   68,000   68,000   68,000  
Net Additional Requirement (B)  34,000   51,000   70,000   79,000  
Gross Requirement (C=A+B)  103,000   119,000   138,000   147,000  
Flexibility allowance (D)  10,000   12,000   14,000   15,000  
Net Requirement (E=C+D)  113,000   131,000   152,000   161,000  
Delivered on Existing Employment Sites 
(F) 

 11,000   13,000   15,000   16,000  

Homeworking+ adjustment (G)  34,100   34,100   34,100   34,100  
     
Total Requirement (H= E–F-G)  67,500   84,100   102,800   111,100  
Average Annual Requirement   3,400   4,200   5,100   5,600  
     
Total Land Requirement (ha) 7 – 17 8 – 21 10 – 26 11 – 28 
Average Annual Land Requirement (ha) 0.3 – 0.8 0.4 – 1.1 0.5 – 1.3 0.6 – 1.4 
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Figure 10.10: Total estimated future sites and premises requirements in Exeter (industrial) (sq 
m unless otherwise stated) 2020 to 2040 

 

N.b. Figures may not sum due to rounding 

10.3 Assessment of supply 
Figure 10.11: JLL Assessment of Employment Land Supply 

 ha 
Total potential supply 12 
Suitable for offices 4 
Suitable for offices (RAG rated green) 2 
Suitable for industrial 7 
Suitable for industrial (RAG rated green) 7 

Source: JLL 
  

 Minimum Mid-point Clean 
Growth 

Maximum+ 

Replacement Provision (A)  231,000   231,000   231,000   231,000  
Net Additional Requirement (B)  (38,000)  (21,000)  (20,000)  (5,000) 
Gross Requirement (C=A+B)  193,000   210,000   211,000   227,000  
Flexibility allowance (D)  19,000   21,000   21,000   23,000  
Net Requirement (E=C+D)  213,000   231,000   232,000   249,000  
Delivered on Existing Employment Sites 
(F) 

 43,000   46,000   46,000   50,000  

     
Total Requirement (G= E–F)  170,000   185,000   186,000   199,000  
Average Annual Requirement   8,500   9,200   9,300   10,000  
     
Total Land Requirement (ha) 43- 49   46 - 53   46 - 53   50 - 57  
Average Annual Land Requirement (ha)  2.1 -2.4   2.3 – 2.6   2.3 – 2.7   2.5 – 2.8  
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11 Appendix Three – Mid Devon 
11.0.1 The following Appendix sets out the results of the analysis in Chapters 4 – 6 inclusive for Mid 

Devon.   

11.1 Baseline Forecasts 
11.1.1 The figures below set out the baseline forecasts for the local authority area. 

Total Employment 
11.1.2 CE forecasts employment growth of +4,800 and Experian forecasts jobs growth of +5,000 over the 

period 2019 – 2040. Per annum, this equals 230 jobs and 240 jobs, respectively. Using these 
annual growth rates, jobs growth over the Plan period (2020 – 2040) is forecast at +4,600 by CE 
forecasts and +4,800 in Experian forecasts.  

11.1.3 The minimum forecasts show jobs growth of +2,400 over the Plan period, whilst the maximum 
forecasts suggests jobs growth of +6,900. 

11.1.4 The figure below shows the range of forecast jobs growth in Mid Devon over the Plan period.  

Figure 11.1: Historic and Forecast Employment Change, index (2019=100 

 

Source: HJA based on Cambridge Econometrics and Experian forecasts 

Employment by Sector 
11.1.5 Figure 9.2 shows the employment forecasts by sector in Mid Devon.  

11.1.6 The forecasts show a large decline in Manufacturing in Mid Devon, which is in line with Greater 
Exeter as a whole. Unlike the Greater Exeter forecasts, forecasts for Mid Devon suggest that all 
sectors apart from Manufacturing and Financial & Insurance activities will experience growth over 

70

80

90

100

110

120

130

2000
2002

2004
2006

2008
2010

2012
2014

2016
2018

2020
2022

2024
2026

2028
2030

2032
2034

2036
2038

2040

To
ta

l E
m

pl
oy

m
en

t I
nd

ex
 (2

01
9=

10
0)

CE Experian Baseline Minimum Maximum



 

 

     

   

75 

the Plan period. It is the only district in Greater Exeter in which employment in Retail Trade is not 
forecast to decline over the Plan period.  

Figure 11.2: Employment Change by sector 2020-2040 

 

Source HJA based on Cambridge Econometrics and Experian forecasts 
 

Gross Value Added  
11.1.7 Figure 9.3 shows forecast growth in GVA over the Plan period. CE and Experian forecasts diverge 

in anticipated growth rates over time whilst in Mid Devon the forecasts converge. Overall, the 
forecasts suggest GVA growth similar to that in Greater Exeter. 
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Figure 11.3: Historic and Forecast GVA change, Index (2019=100) 

 
Source: HJA based on Cambridge Econometrics and Experian Forecasts  

11.2 Demand for Employment Sites and Premises 

Use Class Conversion Matrix 
11.2.1 The Use Class conversion matrix used to convert employment to Use Classes is set out on the 

following page
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Figure 11.4: Mid Devon SIC Use-Class Matrix  
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AB: Primary Industries 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 100% 

C: Manufacturing 87% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 12% 

DE: Utilities 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 47% 53% 

F: Construction 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 6% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 94% 

G (part): Wholesale 0% 63% 0% 0% 0% 5% 0% 0% 0% 0% 0% 0% 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 21% 11% 

G (part): Retail 0% 2% 0% 0% 0% 84% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 3% 11% 

H: Transportation and storage 0% 14% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 1% 84% 

I: Accommodation and food services 0% 0% 10% 0% 0% 9% 30% 0% 0% 0% 0% 0% 0% 0% 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 20% 30% 

J: Information and communication 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 49% 3% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 46% 

K: Financial and insurance activities 0% 0% 0% 0% 0% 0% 0% 42% 0% 0% 0% 0% 0% 41% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 17% 

L: Real estate activities 0% 0% 0% 0% 0% 0% 0% 0% 21% 0% 0% 0% 0% 53% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 27% 

M: Professional, scientific and technical activities 0% 0% 0% 0% 0% 0% 0% 0% 1% 0% 0% 0% 0% 58% 5% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 10% 26% 

N: Administrative and support service activities 5% 2% 0% 1% 0% 5% 1% 0% 0% 0% 0% 1% 0% 23% 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 8% 50% 

O: Public administration and defence 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 70% 0% 0% 0% 0% 0% 0% 0% 0% 23% 0% 0% 0% 0% 0% 7% 

P: Education 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 91% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 9% 

Q: Human health and social work activities 0% 0% 0% 39% 0% 0% 0% 0% 0% 0% 0% 36% 5% 11% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 9% 

R: Arts, entertainment and recreation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 26% 0% 0% 0% 0% 0% 0% 0% 1% 12% 0% 0% 0% 0% 0% 9% 7% 18% 26% 

S: Other service activities 0% 0% 0% 0% 0% 34% 0% 0% 0% 0% 0% 0% 19% 0% 0% 0% 0% 0% 0% 0% 0% 5% 0% 0% 0% 0% 0% 9% 33% 

Total 13% 6% 1% 3% 0% 10% 2% 0% 0% 0% 1% 3% 1% 8% 0% 0% 8% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 5% 37% 
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Conversion to Use Class Order 
11.2.2 Applying the matrix (above) to the FTE employment forecasts for the area provides the following 

results for change in FTE employment that will impact the E(g), B2, and B8 Use Classes. 

Figure 11.5: Change in FTE employment by use class over Plan period (2020–2040) based on 
2019–2040 average change per annum 
Use 
Class 

Description Minimum Mid-point 
Clean 

Growth 
Maximum+ 

B2 General industrial  (1,080)  (950)  (950)  (830) 
B8 Storage or distribution  90   110   110   140  
E(g)(i) Offices  440   750   900   1,150  
E(g)(ii) Research and development  20   20   40   40  
E(g)(iii) Light industrial  -     5     5    10  

Source: HJA analysis based on Cambridge Econometrics and Experian.  Figures may not sum due 
to rounding. Negative numbers in parenthesis. 

Net additional floorspace requirements  
11.2.3 Applying employment density guidance figures to this data provides the net additional floorspace 

requirements for the area. These are set out in the figure below.  

Figure 11.6: Net additional demand for employment floorspace by use class over Plan period 
(2020–2040) (sq m) 
Use 
Class 

Description Minimum Mid-point 
Clean 

Growth 
Maximum+ 

E(g)(i) Offices  5,800   9,900   11,900   15,200  

E(g)(ii) 
Research and 
development 

 1,200   1,400   2,200   2,200  

 Offices  6,900   11,300   14,000   17,400  
E(g)(iii) Light industrial  (36)  202   202   440  
B2 General industrial  (40,800)  (36,000)  (36,000)  (31,200) 
B8 Storage or distribution  7,100   9,100   9,200   11,000  
 Industrial  (33,700)  (26,700)  (26,600)  (19,700) 

Source: HJA (negative values in parentheses). note: Figures are rounded to nearest 100 

Replacement Allowances 
11.2.4 The forecast replacement allowance for the area is presented in the figure below.  

Figure 11.7: Forecast replacement requirement 2020-2040 (sq m) 
Use Total Stock (2020-21) Annual Replacement 20 Year Plan Period 

Total 
Office (1% pa)  33,000   300   7,000  
Industrial (2% pa)  579,000   11,600   232,000  
Total  612,000   11,900   238,000  

Source: HJA based on VOA data 
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Total requirement 
11.2.5 The total requirements for offices are shown in the figures below. There is a requirement for 

between 1 ha and 6 ha of office space over the Plan period. This reduces to 1 – 5 ha when taking 
into account the Homeworking+ adjustment.  

Figure 11.8: Total estimated future sites and premises requirements in Mid Devon (offices) (sq 
m unless otherwise stated) 2020 to 2040 

 
 

N.b. Figures may not sum due to rounding 
 

Figure 11.9: Total estimated future sites and premises requirements including ‘Homeworking+’ 
adjustment (offices) - all scenarios (sq m unless otherwise stated) 2020 to 2040 

 

N.b. Figures may not sum due to rounding 
 
11.2.6 The figure below shows a requirement of 44 – 53 ha of industrial land over the Plan period.  

 Minimum Mid-point Clean 
Growth 

Maximum+ 

Replacement Provision (A)  7,000   7,000   7,000   7,000  
Net Additional Requirement (B)  7,000   11,000   14,000   17,000  
Gross Requirement (C=A+B)  14,000   18,000   21,000   24,000  
Flexibility allowance (D)  1,000   2,000   2,000   2,000  
Net Requirement (E=C+D)  15,000   20,000   23,000   26,000  
Delivered on Existing Employment Sites 
(F) 

 1,000   2,000   2,000   3,000  

     
Total Requirement (G= E–F)  13,000   18,000   20,000   24,000  
Average Annual Requirement   700   900   1,000   1,200  
     
Total Land Requirement (ha) 1- 3   2 - 4   2 - 5   2 - 6  
Average Annual Land Requirement (ha) 0.1 – 0.2 0.1 – 0.2 0.1 – 0.3 0.1 – 0.3 

 Minimum Mid-point Clean 
Growth 

Maximum+ 

Replacement Provision (A)  7,000   7,000   7,000   7,000  
Net Additional Requirement (B)  6,900   11,000   14,000   17,000  
Gross Requirement (C=A+B)  14,000   18,000   21,000   24,000  
Flexibility allowance (D)  1,400   2,000   2,000   2,000  
Net Requirement (E=C+D)  15,000   20,000   23,000   26,000  
Delivered on Existing Employment Sites 
(F) 

 1,000   2,000   2,000   3,000  

Homeworking+ adjustment (G)  3,000   3,000   3,000   3,000  
     
Total Requirement (H= E–F-G)  10,000   14,000   17,000   20,000  
Average Annual Requirement   500   700   900   1,000  
     
Total Land Requirement (ha)  1 - 3   1 - 4  2 - 4  2 - 5  
Average Annual Land Requirement (ha) 0.1 – 0.1 0.1 – 0.2 0.1 – 0.2 0.1 – 0.3 
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Figure 11.10 Total estimated future sites and premises requirements in Mid Devon (industrial) 
(sq m unless otherwise stated) 2020 to 2040 

N.b. Figures may not sum due to rounding 

11.3 Assessment of supply 
Figure 11.11: JLL Assessment of Employment Land Supply 

 ha 
Total potential supply 50 
Suitable for offices 6 
Suitable for offices (RAG rated green) 1 
Suitable for industrial 44 
Suitable for industrial (RAG rated green) 41 

Source: JLL 
 
  

 Minimum Mid-point Clean 
Growth 

Maximum+ 

Replacement Provision (A)  232,000   232,000   232,000   232,000  
Net Additional Requirement (B)  (34,000)  (27,000)  (27,000)  (20,000) 
Gross Requirement (C=A+B)  198,000   205,000   205,000   212,000  
Flexibility allowance (D)  20,000   20,000   20,000   21,000  
Net Requirement (E=C+D)  218,000   225,000   225,000   233,000  
Delivered on Existing Employment Sites (F)  44,000   45,000   45,000   47,000  
     
Total Requirement (G= E–F)  174,000   180,000   180,000   186,000  
Average Annual Requirement   8,700   9,000   9,000   9,300  
     
Total Land Requirement (ha) 44 - 50   45 - 52   45 - 52  47 - 53  
Average Annual Land Requirement (ha) 2.2 – 2.5 2.3 – 2.6 2.3 – 2.6 2.3 – 2.7 
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12  Appendix Four – Teignbridge 
12.0.1 The following Appendix sets out the results of the analysis in Chapters 4 – 6 inclusive in 

Teignbridge.   

12.1 Baseline Forecasts 
12.1.1 The figures below set out the baseline forecasts for the local authority area. 

Total Employment 
12.1.2 CE forecasts employment growth of +9,800 and Experian forecasts jobs growth of +6,900 over the 

period 2019 – 2040. Per annum, this equals 470 jobs and 330 jobs, respectively. Using these 
annual growth rates, jobs growth over the Plan period (2020 – 2040) is forecast at +9,300 by CE 
forecasts and +6,600 in Experian forecasts.  

12.1.3 The minimum forecasts show jobs growth of +3,200 over the Plan period, whilst the maximum 
forecasts suggests jobs growth of +12,700. 

12.1.4 The figure below shows the range of forecast jobs growth in Teignbridge over the Plan period.  

Figure 12.1: Historic and Forecast Employment Change, index (2019=100) 

 

Source: HJA based on Cambridge Econometrics and Experian forecasts 
 

Employment by Sector 
12.1.5 Employment forecasts by sector are shown in the figure below.  
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Figure 12.2: Employment Change by Sector 2020-2040 

 
Source: HJA based on Cambridge Econometrics and Experian forecasts 
 

12.1.6 The forecasts suggest similar changes in sectoral employment growth to other districts in Greater 
Exeter. However, there are slightly larger discrepancies between the two forecasts than in other 
districts, particularly in Construction and Retail Trade.  

Gross Value Added 
12.1.7 Figure 10.3 shows forecast GVA growth in Teignbridge is in line with the level of growth forecast in 

Greater Exeter as a whole. Unlike Greater Exeter in which the two forecasts diverge in GVA growth 
throughout the period, forecast GVA growth in Teignbridge converges over time.  
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Figure 12.3: Historic and Forecast GVA Change, index (2019=100) 

 
Source: HJA based on Cambridge Econometrics and Experian forecasts 

12.2 Demand for Employment Sites and Premises 

Use Class Conversion Matrix 
12.2.1 The Use Class conversion matrix used to convert employment to Use Classes is set out on the 

following page. 
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Figure 12.4: Teignbridge SIC Use-Class Matrix  
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AB: Primary Industries 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 100% 

C: Manufacturing 86% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 13% 

DE: Utilities 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 67% 33% 

F: Construction 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 5% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 95% 

G (part): Wholesale 0% 53% 0% 0% 0% 2% 0% 0% 0% 0% 0% 0% 0% 3% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 31% 12% 

G (part): Retail 0% 7% 0% 0% 0% 80% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 2% 10% 

H: Transportation and storage 0% 23% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 6% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 1% 69% 

I: Accommodation and food services 0% 0% 18% 0% 0% 8% 26% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 18% 30% 

J: Information and communication 0% 7% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 42% 3% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 49% 

K: Financial and insurance activities 0% 0% 0% 0% 0% 0% 0% 29% 0% 0% 0% 0% 0% 52% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 19% 

L: Real estate activities 0% 0% 0% 0% 0% 0% 0% 0% 16% 0% 0% 0% 0% 62% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 22% 

M: Professional, scientific and technical activities 0% 0% 0% 0% 0% 1% 0% 0% 2% 0% 0% 0% 0% 52% 7% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 10% 29% 

N: Administrative and support service activities 3% 2% 1% 3% 0% 6% 1% 0% 0% 0% 0% 1% 0% 23% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 7% 51% 

O: Public administration and defence 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 55% 0% 0% 0% 0% 0% 0% 0% 0% 32% 0% 0% 0% 0% 0% 13% 

P: Education 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 91% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 9% 

Q: Human health and social work activities 0% 0% 0% 51% 0% 0% 0% 0% 0% 0% 0% 27% 3% 10% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 8% 

R: Arts, entertainment and recreation 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 27% 0% 0% 0% 0% 0% 0% 0% 1% 2% 0% 0% 0% 0% 0% 11% 9% 27% 24% 

S: Other service activities 0% 0% 0% 0% 0% 33% 0% 0% 0% 0% 0% 0% 21% 0% 0% 0% 0% 0% 0% 0% 0% 3% 0% 0% 0% 0% 0% 15% 29% 

Total 8% 5% 2% 6% 0% 12% 3% 0% 0% 0% 1% 3% 1% 11% 0% 0% 6% 0% 0% 0% 0% 0% 1% 0% 0% 0% 0% 7% 32% 
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Conversion to Use Class Order 
12.2.2 Applying the matrix (above) to the FTE employment forecasts for the area provides the following 

results for change in FTE employment that will impact the E(g), B2, and B8 Use Classes. 

Figure 12.5: Change in FTE employment by use class over Plan period (2020–2040) based on 
2019–2040 average change per annum 
Use 
Class 

Description Minimum Mid-point 
Clean 

Growth 
Maximum+ 

B2 General industrial  (570)  (500)  (500)  (420) 
B8 Storage or distribution  100   280   300   460  
E(g)(i) Offices  590   1,160   1,440   1,820  
E(g)(ii) Research and development  30   50   70   70  
E(g)(iii) Light industrial  -     5     5    10  

Source: HJA analysis based on Cambridge Econometrics and Experian.  Figures may not sum due 
to rounding. Negative numbers in parenthesis. 

Net additional floorspace requirements  
12.2.3 Applying employment density guidance figures to this data provides the net additional floorspace 

requirements for the area. These are set out in the figure below.  

Figure 12.6: Net additional demand for employment floorspace by use class over Plan period 
(2020–2040) (sq m) 
Use 
Class 

Description Minimum Mid-point 
Clean 

Growth 
Maximum+ 

E(g)(i) Offices  7,800   15,300   19,000   24,100  

E(g)(ii) 
Research and 
development 

 2,000   2,700   4,300   4,300  

 Offices  9,800   18,000   23,300   28,300  
E(g)(iii) Light industrial  76   263   263   451  
B2 General industrial  (21,700)  (18,800)  (18,800)  (15,900) 
B8 Storage or distribution  8,300   22,400   24,300   36,400  
 Industrial  (13,300)  3,900   5,800   21,000  

Source: HJA (negative values in parentheses). note: Figures are rounded to nearest 100 

Replacement Allowances 
12.2.4 The forecast replacement allowance for the area is presented in the figure below.  

Figure 12.7: Forecast replacement requirement 2020-2040 (sq m) 
Use Total Stock (2020-21) Annual Replacement 20 Year Plan Period 

Total 
Office (1% pa)  86,000   900   17,000  
Industrial (2% pa)  561,000   11,200   224,000  
Total  647,000   12,100   242,000  

Source: HJA based on VOA data 
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Total requirement 
12.2.5 The total requirements for offices are shown in the figures below. There is a requirement for 

between 3 ha and 11 ha of office space over the Plan period. This reduces to 2 – 9 ha when taking 
into account the Homeworking+ adjustment.  

Figure 12.8 Total estimated future sites and premises requirements in Teignbridge (offices) (sq 
m unless otherwise stated) 2020 to 2040 

N.b. Figures may not sum due to rounding 
 
Figure 12.9 Total estimated future sites and premises requirements including ‘Homeworking+’ 
adjustment (offices) - all scenarios (sq m unless otherwise stated) 2020 to 2040 

 

N.b. Figures may not sum due to rounding 
 

12.2.6 The figure below shows a requirement of 46 – 62 ha of industrial land over the Plan period.  

 Minimum Mid-point Clean 
Growth 

Maximum+ 

Replacement Provision (A)  17,000   17,000   17,000   17,000  
Net Additional Requirement (B)  10,000   18,000   23,000   28,000  
Gross Requirement (C=A+B)  27,000   35,000   40,000   46,000  
Flexibility allowance (D)  3,000   4,000   4,000   5,000  
Net Requirement (E=C+D)  30,000   39,000   45,000   50,000  
Delivered on Existing Employment Sites 
(F) 

 3,000   4,000   4,000   5,000  

     
Total Requirement (G= E–F)  27,000   35,000   40,000   45,000  
Average Annual Requirement   1,300   1,700   2,000   2,300  
     
Total Land Requirement (ha) 3 -7 3 - 9 4 -10 5 -11 
Average Annual Land Requirement (ha) 0.1 – 0.3 0.2 – 0.4 0.2 - 0.5 0.2 – 0.6 

 Minimum Mid-point Clean 
Growth 

Maximum+ 

Replacement Provision (A)  17,000   17,000   17,000   17,000  
Net Additional Requirement (B)  9,800   18,000   23,000   28,000  
Gross Requirement (C=A+B)  27,000   35,000   40,000   46,000  
Flexibility allowance (D)  2,700   4,000   4,000   5,000  
Net Requirement (E=C+D)  30,000   39,000   45,000   50,000  
Delivered on Existing Employment Sites 
(F) 

 3,000   4,000   4,000   5,000  

Homeworking+ adjustment (G)  9,000   9,000   9,000   9,000  
     
Total Requirement (H= E–F-G)  18,000   26,000   31,000   36,000  
Average Annual Requirement   900   1,300   1,600   1,800  
     
Total Land Requirement (ha) 2 - 5   3 - 7  3 - 8  4 - 9  
Average Annual Land Requirement (ha) 0.1 – 0.2 0.1 – 0.3 0.2 – 0.4 0.2 – 0.5 
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Figure 12.10 Total estimated future sites and premises requirements in Teignbridge (industrial) 
(sq m unless otherwise stated) 2020 to 2040 

N.b. Figures may not sum due to rounding 

12.3 Assessment of supply 
Figure 12.11: JLL Assessment of Employment Land Supply 

 ha 
Total potential supply 61 
Suitable for offices 0 – 26 
Suitable for offices (RAG rated green) 0 – 2 
Suitable for industrial 35 – 61 
Suitable for industrial (RAG rated green) 27 - 29 

Source: JLL 

  

 Minimum Mid-point Clean 
Growth 

Maximum+ 

Replacement Provision (A)  224,000   224,000   224,000   224,000  
Net Additional Requirement (B)  (13,000)  4,000   6,000   21,000  
Gross Requirement (C=A+B)  211,000   228,000   230,000   245,000  
Flexibility allowance (D)  21,000   23,000   23,000   25,000  
Net Requirement (E=C+D)  232,000   251,000   253,000   270,000  
Delivered on Existing Employment Sites (F)  46,000   50,000   51,000   54,000  
     
Total Requirement (G= E–F)  186,000   201,000   203,000   216,000  
Average Annual Requirement   9,300   10,000   10,100   10,800  
     
Total Land Requirement (ha) 46 - 53   50 - 57  51 - 58  54 - 62  
Average Annual Land Requirement (ha) 2.3 - 2.7   2.5 - 2.9  2.5 - 2.9   2.7 - 3.1  
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13 Appendix Five – Employment Floorspace per FTE 
Historic Use 
Class 

New Use 
Class 

Assumption 

B1a Offices E(g)(i)  The Employment Densities Guide (2015) provides estimates for a range of 
office functions ranging from 8–13 sq m per FTE (Net Internal Area).  The 
higher end of this range relates to Corporate HQ and the lower end relates 
to call centres. Financial Services, Public Sector and Professional Services 
fall within the 10–12 sq m range.  The Occupier Density Study (2013) 
indicates an average density of 10.9 sq m for the UK. On this basis, an 
assumption of 11 sq m per employee has been adopted, with a 20% uplift 
to provide Gross External Area (GEA).  The utilised assumption is therefore 
13.2 sq m per FTE. 

B1b R&D E(g)(ii) The most recent (2015) best practice guidance sets out a range of 40–60 
sq m (NIA) for R&D B1b premises. The midpoint of this range has been 
adopted and uplifted by 20% to convert to GEA. A figure of 60 sq m per 
FTE has been used within the analysis.   

B1c Light 
Industry 

E(g)(iii) The most recent (2015) best practice guidance indicates a figure for B1(c) 
light industry at 47 sq m per FTE (NIA).  Allowances are made to align to 
GEA (+20%) with a final assumption of 56.4 sq m per FTE (GEA). 

B2 General 
Industry 

B2 B2 General is estimated at 36 sq m per FTE (GIA). Allowances are made to 
align to GEA (+5%) with a final assumption of 37.8 sq m per FTE (GEA). 

B8 Storage & 
Distribution 

B8 Latest available estimates suggest a range of 70 – 95 sq m per FTE. 70 
sq m per employee (GEA) for ‘final mile’ distribution centres and 95 sq m 
per employee (GEA) for national distribution centres.  There is the 
potential for a mix of both and 80 sq m per FTE has been adopted for this 
analysis. 
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14  Appendix Six – Replacement Allowances 
14.0.1 An allowance for replacement has been included within the methodology to encapsulate the wider 

changes in the economy not picked up in the employment projections. Working practices change, 
new technologies are adopted, and the sites and premises used by firms need to adapt to these 
new ways of working.  There are also losses to other uses either through sales and lettings or 
redevelopment. As a result, there will be a need for some existing employment stocks to be 
replaced. There will also be instances where existing buildings are so dilapidated that they require 
complete reconstruction.   

14.0.2 A figure around 1–2% per annum is a sensible working assumption. This effectively equates to a 
replacement of the entire commercial employment stock every 50–100 years (clearly there will be 
some property which is not replaced and other buildings which could be replaced more than once).   


