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1

Introduction
This report updates the 2018 Economic Need Assessment for land and floorspace in
Basingstoke and Deane.
This was last undertaken in 2017 to inform a proposed update of the development plan.
Since then the Council has taken the opportunity to revisit the plan and extend its plan
period. It is also the case that there have been changes to the PPG, NPPF and the market in
more general.
One particular challenge has been that the office market has still struggled to deliver net
additional office space in the town. There are some obvious success stories – including the
Florence Building (now known as Sovereign House), but there remains a gap between what is
viable to deliver and prevailing rents. Basingstoke is not alone in this – very limited new
office space has been developed anywhere outside of the core office markets. Many
Councils consider they have a surplus of office supply – including unbuilt out allocations –
compared to need or demand.
However, at the other end of the scale, industrial and logistics demand is high. Basingstoke
is near unique in that the development plan took a very positive approach to logistics land.
The plan did not make any new logistics allocations but adopted a market facing policy which
permitted land to be promoted for warehouse development based on evidence of ‘need’ as
part of policy EM11.
This report is primarily concerned with Basingstoke and Deane, but makes
recommendations, in line with the PPG, for further sub-regional work as regards logistics. As
we detail later the PPG does not expect a single district study to advise on the scale of
‘footloose’ logistics

Report Structure
In the rest of this report, we first look to summarise national policy and practice (chapter 2).
Then, in section 3, we look to re-confirm the economic geography of Basingstoke – the
Functional Economic Market Area (or FEMA).
In section 4 we provide an updated market comment and then, in chapter 5 onwards, move
on to consider economic needs as prescribed by the Planning Practice Guidance. The
guidance requires us to consider a number of set methods or approaches:


Past Take-up



Labour demand (economic forecasts)



Labour supply (discussed in chapter 6)

Conclusions and recommendations are drawn together in chapter 7.

Covid-19 and other changes
Finally, this report has been prepared in very challenging circumstances. The pandemic is
still well underway and will leave a permanent mark on England’s economic landscape.

1

The DPD mentioned in EM1 has now been superseded by the Plan Review.
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We don’t know exactly how the economy will recover; at the outset a number of Councils
and Local Enterprise Partnerships (LEPs) commissioned work to understand the recovery, but
this is already out of date and of limited use for land use planning.
For planning purposes, the pandemic has not removed the pre-pandemic capacity of land
and floorspace to re-accommodate jobs. An office that closed in lockdown remains available
for re-occupation. Sites allocated in plans for economic development remain available to be
taken up post-pandemic. So considerable care is needed before concluding that recovering
from the pandemic needs more employment space.
However, we need to consider whether the way we use space post-pandemic may change
and how the planning authorities should manage this new risk. This ‘second guessing’ is hard
– homeworking may increase, but conversely the remaining office stock may be used less
efficiently as offices are de-densified. Only time will tell for certain. But as discussed later in
the report the main issue is whether post covid is it sensible to plan for whole plan period of
office space, using a calculation largely derived for a pre-covid norm.
Other proposals may also affect the assessment moving forward. For example, Government
has announced sweeping changes to how economic development is to be addressed with
suggestions that the Local Enterprise Partnerships may need to ‘evolve’ with recent rounds
of public sector funding being awarded directly to Councils. In planning guidance, the LEPs
have some considerable influence and particularly as regards future logistics needs with the
PPG explicitly mentioning the role that the Local Industrial Strategy should have in
addressing the needs of this sector cross-boundary.
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Policy Review
Introduction
Here we provide a very simple overview of national policy as regards planning for economic
uses.
This section reviews the current national policy context and guidance for Local Planning
Authorities (LPAs) when planning for economic development and employment land.
We also comment on the recent changes to the Use Class Order (‘E’).

National Policy and Guidance
The National Planning Policy Framework
Updates to the National Planning Policy Framework were published in July 2018 and again in
February 20192.
The Government’s overarching economic objective for the planning system is to help build a
strong, responsive and competitive economy, by ensuring that sufficient land of the right
types is available in the right places and at the right time to support growth, innovation and
improved productivity; and by identifying and coordinating the provision of infrastructure
(para 8a).
Local Plans should apply a presumption in favour of sustainable development, which means
they should: positively seek opportunities to meet the development needs of their area, and
be sufficiently flexible to adapt to rapid change (para 11).
In respect of economic development, as for all other land uses, the guiding principle is that
Local Plans should create the conditions for economic growth and productivity
improvements. This should take account of local business needs and wider opportunities for
development (para 81).
Opportunities are characterised as building on strengths, countering weaknesses and
addressing the challenges of the future, and accord with the vision of the Government’s
Industrial Strategy that looks to improve employment productivity (para 81).
Planning policies should do four things (para 82):

2



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;



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



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

The recent proposed further amendments do not address economic development.
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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.

The need to identify and make provision for the specific locational requirements of different
employment activities is recognised. Specifically, the opportunity for clustering of
knowledge and data driven activities and the differing accessibility requirements of different
scales of storage and distribution activity (para 83).
The need for support for the rural economy is identified, with policies and decisions enabling
(para 84):


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



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



sustainable rural tourism and leisure developments which respect the character of the
countryside; and



the retention and development of accessible local services and community facilities, such
as local shops, meeting places, sports venues, open space, cultural buildings, public
houses and places of worship.

The need to accommodate business needs beyond settlement boundaries is acknowledged,
subject to key considerations such as being sensitive to the surroundings, being acceptable in
terms of accessibility impact, brownfield if possible and well related to existing settlements
(para 84).
Plans should be prepared positively, being both aspirational, but also deliverable, and be
shaped by early, proportionate and effective engagement with, inter alia, businesses.
Plans must include strategic and non-strategic policies. Strategic policies can extend beyond
a single Local Plan area, and should set out an overall strategy for the pattern, scale and
quality of inter alia employment development, making sufficient provision of land to
accommodate the need.
Strategic policies should look ahead over a minimum 15-year period from adoption, to
anticipate and respond to long-term requirements and opportunities, such as those arising
from improvements in infrastructure (para 22).
In terms of land allocations, the Framework states:
Broad locations for development should be indicated on a key diagram, and land use
designations and allocations identified on a policies map. Strategic policies should
provide a clear strategy for bringing sufficient land forward, and at a sufficient rate, to
address objectively assessed needs over the plan period, in line with the presumption in
favour of sustainable development (para 23)
In ensuring that Plans are positively prepared the Framework highlights the importance of
maintaining effective cooperation and collaboration on cross-boundary strategic issues
between Local Planning Authorities and other prescribed bodies such as the Local Economic
Partnership (LEP). Two particular areas are highlighted – future infrastructure requirements
and whether development needs that cannot be met in full in one area can be
accommodated in another area.
December 2021
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Non-strategic policies can include site allocations as well as development management
policies.
Policies should be underpinned by relevant, proportionate and up-to-date evidence, taking
into account relevant market signals. Policies should be reviewed to see if they need
updating at least once every five years, taking into account changing local circumstances or
changes to national policy.
Planning policies should promote the effective use of land in meeting the objectively
assessed needs for various types of uses, and in particular the use of brownfield land, underutilised land and buildings and land in public ownership (paras 119/21).
Regular reviews should be undertaken of land allocations and land availability to take
account of the demand for land. Where it is considered there is no reasonable prospect of
an application coming forward the land should be re or de-allocated, and prior to the Plan
update, applications for alternative uses should be supported where this would help meet an
unmet need (para 122).
Under the guise of making effective use of land the Framework advises Local Planning
Authorities to take a positive approach to applications for alternative uses on land that is
currently developed, but not allocated (para 123). This is particularly relevant in areas of high
housing demand. The approach does come with the proviso that in so doing this does not
undermine key economic sectors or sites.

Planning Practice Guidance
Revised guidance for planning for economic needs was published in February 2019 and is set
out in section 253. An update in respect of planning for logistics and specialist sectors was
issued on 22 July 2019.
In broad terms this ‘new’ guidance is similar to the original guidance – it provides very little
detail, which is surprising given the importance of land use planning to the provision of land
for economic growth and in the pursuit of improved productivity.
The guidance acknowledges that national economic trends will not apply universally, and
business needs will vary according to local circumstances and market conditions. Functional
Economic Market Areas (FEMA) may extend over more than one Local Authority area, and
the assessment of need should reflect this, and LEPs can play a helpful role in such
assessments.
In drawing up evidence on economic need the guidance stresses the importance for
engagement with the business community.
The evidence should cover:

3



Best fit FEMA



The existing stock of employment land (by market segment and (possibly) sub-areas)



Recent patterns of gains and losses of employment land



Market demand and business requirements (for the different B use class activities,
including identification of gaps in provision)

PPG ID: 2a-025-20190220 onwards
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Projected growth in specific market sectors; and



Oversupply and market failure (preventing the land being used effectively for
employment)

This last point is interesting in that it is a ‘warning’ that the employment land supply should
be deliverable but also should not be oversupplied. An oversupply of land can depress
commercial values to a point where development is not viable resulting in ‘market failure’.
This warning re-confirms a long running thrust of national policy where land for economic
needs was oversupplied and possibly constraining the scope for sites to be used for housing.
The most obvious example of this was the removal of planning control via Permitted
Development Rights (PDR) for conversions of property to residential.
The PPG goes on to state that data to estimate future employment need includes:


Sectoral and employment forecasts and projections (labour demand)



Demographically derived assessments of future employment needs (labour supply)



Analysis of past take-up of employment land and property and/or future property
market requirements



Consultation with relevant organisations, studies of business trends, and monitoring of
business, economic and employment statistics.

Guidance is provided on the method for turning jobs (by SIC categories) into jobs by use class
(the separate B use classes), and then jobs to floorspace (by applying employment densities)
and floorspace to land (by applying industry proxy plot ratios4).
Understanding the employment needs for the B class sectors will help with the consideration
of individual sites, ensuring sites are allocated for the most appropriate use, and meet the
reasonable prospect test.
Finally, the July 2019 amendment expands the guidance as it relates to logistics and
warehousing. The amendment recognises the substantial expansion there continues to be in
logistics and distribution that requires warehouse space, and this has been a problematic
area of evidence. The main difficulty is that the demand for new logistics space is poorly
related to job forecasts or past take-up at the local level.
In general, there is a relationship between the demand for floorspace, jobs and job forecasts.
But for logistics the size of the units can be much bigger than ‘normal’ and the divergence in
job densities much greater. There is a new generation of new automated warehouses in the
UK, but also a new generation of highly labour intensive warehouses as well. So, a strategic
employment site, if taken up for logistics, could employ between (almost) no people at one
end of the spectrum to thousands at the other. Past take-up in the logistics and warehousing
sector is also very ‘lumpy’ – the unit sizes are so large that a whole plan allocation can be
taken-up by two or three single occupiers within a short period of time. Logistics is also
much more footloose than other forms of commercial development – with a much larger

4

A plot ratio is the ratio of the building footprint to the total site area. The PPG advises applying ‘industry proxies’. For
industrial uses 40% is the ‘standard, reflecting the comparatively high proportion of site area dedicated to outdoor space
for vehicle access/circulation, parking and outdoor storage facilities, but can be higher towards 65%. But office plot ratios
vary much more widely, and can be very high (well above 100%) for multi-floored buildings in urban environments.
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‘area of search’. Demand tends to follow supply more readily than other uses – and
occupiers will compromise to secure the right unit even if it is in the ‘wrong’ district.
In summary, the needs of logistics should be considered more qualitatively than may
otherwise be the case – informed by, but not held to job forecasts or a projection of past
take-up. This is why we overlap the quantitative assessment with the qualitative property
market assessment. Practically where a council has a site or area known to be attractive to
logistics then it should be considered favourably – even if it is in excess of ‘need’.

Use Class ‘E’
As noted above both the PPG and NPPF were last updated in 2019 regarding economic
needs.
Since the technical guidance was updated, Government have revised the Use Class Order –
effectively merging offices and retail into a new use class (‘E’) and allowing buildings to
change use without seeking planning permission. The new use class is called “Commercial,
Business and Service” also includes a number of other community uses previously in the D
class.
For this study the new use class is of limited relevance – as noted above the NPPF and PPG
remain unchanged and planning authorities are still required to understand, and plan for,
their ‘business needs’. Regardless of E – the property needs of a retail unit / shop is very
different to an office – the planning authorities’ evidence base needs to reflect this.
So, here E is of limited practical impact. Following the guidance, we are still required to
advise the planning authorities on the scale and distribution of office demand (previously
B1a now E(g)(i) and also light industrial (previously B1c and now E(g)(iii). While ‘E’ also
provides additional scope for Change of Use to housing these rights were already in existence
between the previous B class uses and housing.

December 2021

7

Basingstoke and Deane - Economic Needs Assessment

3

Functional Economic Market Area
Introduction
The starting point for addressing economic needs is to define the geography of the functional
economic market area (FEMA).
The geography of a FEMA is unlikely to correspond neatly to individual local authority or subregional boundaries, and this is why the PPG asks for evidence of a “best fit FEMA”. The
current PPG also makes specific reference to the logistics and distribution sector because it
has a very different market geography compared to other forms of employment, and the
geography of that sector’s market area will differ from that for other employment uses.
It is important that economic evidence and economic policy are formulated from as close a
fit to the area’s real economic market as possible, so that most of the impacts of the policy
area will be contained. In this way there will be less risk of local policies which inadvertently
act against the wider sub-regional interest, and local partners will be able to make more
strategic decisions on how and where economic development and investment should go.
Policies designed at the right sub-regional geography mean it is possible to consider the costs
and benefits of implementing policy, and mean there is more scope to tackle economic
challenges effectively.
Thus, the purpose of defining such an area is firstly to ensure that the analysis in this study is
aligned to a consistent and justifiable area. The broader purpose is to allow the FEMA
partner authorities to align policies in relation to new and existing employment sectors to
promote the growth in employment for the collective good. In this regard it will be easier to
undertake the demand supply balance across a wider than local market area as this may
involve ‘trading’ future growth in the various employment sectors. Need assessed at FEMA
level will therefore assist with future cross boundary discussions.

The Basingstoke and Deane FEMA
The 2018 study looked to define the Basingstoke FEMA and concluded:
“…. Basingstoke forms a FEMA, this is a pragmatic conclusion and (as with all geographies) is
far from perfect. The economic links between Basingstoke and Deane and all the other
neighbouring districts need to be discussed through Duty to Cooperate discussions, because
all FEMAs are permeable to some degree”
At the time the ENA was being undertaken the LEPs evidence suggested a Basingstoke and
Andover ‘property market area’ although the ENA found little evidence the two areas are
functionally linked – with the general exception that they were adject districts and both
located along the M3 / A303 route.
That work had been undertaken by Regeneris in 2016 to assist the LEP in preparing the local
Industrial Strategy but is no longer referenced in the LEP evidence base and would appear to
have been superseded with new advice – which reaches a different conclusion as regards
FEMAs.
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The LEP FEMA
The LEP commissioned work to define the FEMAs from a different set of consultants in 2019.
This work: the “Towns Analysis” from Hardisty Jones Associates (December 2019 / HJA)
concluded that a number of FEMAs operated across the EM3 LEP area, including a ‘Mid
Hampshire FEMA’ broadly to the north of the PfSH urban area; Northern Hampshire and
Andover FEMAs and a Southern Hampshire area that would appear to overlap with land
within the PfSH area.
In this new evidence Basingstoke has been placed with the Southern Surrey and Eastern
Hampshire districts.
In forming this view the new consultants considered the Regeneris work, noting that it was
one view among many informing the FEMA conclusions. But, as with our previous work, it
found that the evidence did not support Regeneris’ conclusions (as regards a possible FEMA)
and the links with Test Valley / Andover.
However, we cannot agree as regards the eastward extent of the Southern Surrey and
Eastern Hampshire FEMA developed by HJA. This extends to include Haslemere, Guildford
and Woking.
By including Basingstoke in a FEMA these other towns this suggests that both property
market demand and labour supply is broadly substitutable between towns in the FEMA. In
our minds the focus on commuting data to derive a self-contained FEMA is an important
concept because it illustrates where land could be provided to meet the needs of local
people close to where they live and as sustainable as possible.
In this mindset it is hard to see that Basingstoke shares a FEMA with towns that are
pragmatically not accessible to Basingstoke residents. As highlighted in our 2018 report
Guildford and Basingstoke were identified as separate travel to work areas in both the 2001
and 2011 census. The towns are also in separately defined Housing Market Areas.
So for this work we continue with the FEMA as defined in our 2018 work. While we agree
that the data does not support an Andover/Basingstoke FEMA we cannot agree that the
Basingstoke FEMA extends eastwards to include the Surrey towns.

December 2021
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Figure 3.1 Enterprise M3 Functional Economic Market Areas

Source: HJA 2019 (unfortunately the source map in the HJA report is rather fuzzy)

The LEP - Logistics
A particular challenge for this work, and Basingstoke, relates to logistics and the ‘fit’ between
logistics and the FEMA as defined following the guidance.
The root of the issue is that logistics demand is usually footloose across large areas. As part
of the market consultation for this work we have considered a possible logistics FEMA, but
the market also struggles to define a robust geography. We have been told that an
operator’s ‘areas of search’ could extend over 50 miles. Also, that there is one M3 / A303
market, but this in turn ‘blends’ with the M4. We have also been told that the potential
operators of the recently refused scheme for the Oakdown (phase 1) site were considering
around seven alternative locations for their new warehouse – although the agents cannot
confirm the alternatives. We understand this is partly related to non-disclosure agreements,
which even prevented naming the Basingstoke occupier5.
Turning to the PPG the footloose nature of the sector is recognised and planners directed to
cross boundary working and directed to the LEP and their Local Industrial Strategy.
Here the Strategy remains in draft – a ‘direction of travel’ document was published in 20206.
This contains no reference to logistics, warehousing or distribution. We have also considered

5

This is not a criticism of the developer or their agents. We cite this only to illustrate the challenge in defining a logistics
FEMA and the likely scale of a FEMA
6

Local Industrial Strategy – Defining our approach 2020.
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the LEP evidence base including the various ‘deep dive’ data collection evidence base
documents supporting the emerging strategy and find little or no reference to the logistics
sector.
It is unclear whether the LEP has made a conscious decision not to highlight logistics as a
priority sector in the strategy. Or whether this was on the advice of those preparing the
evidence and helping to direct the LEP. But for Basingstoke this presents a challenge because
the PPG requires Basingstoke to:
“to develop a clear understanding of such needs and how they might be addressed taking
account of relevant evidence and policy within Local Industrial Strategies”
Here the strategy is largely silent. So, in this report we estimate a minimum quantum of
warehouse and logistic development that meets local needs – as defined following the PPG.
But we are unable to advise on whether the Council should take additional need from
neighbours in the region or sub region because the building blocks of a sub-regional evidence
base, following from the Industrial Strategy is not yet in place.
The LEP would appear to be best placed to co-ordinate this given all commercial evidence
would support some form of M3 / A303 market area – although this may extend or overlap
with the M4 and A3 markets.
Without a sub-regional evidence base there is a risk that logistics demand remains
unaddressed or located in the ‘first available’ location regardless of its suitability. There are
already signs that developers are looking to develop their own sub regional evidence base
documents to promote their sites – including some promoting new (bespoke) methods or
models.

Conclusions
We have previously advised Basingstoke to consider itself as a single FEMA – albeit one with
cross boundary links. Since this analysis the LEP has updated its own evidence and work
prepared by Hardisty Jones Associates suggest that Basingstoke shares a FEMA with large
parts of Surrey and East Hampshire. But not Test Valley / Andover.
Separating Basingstoke from Andover would align with our view, but we cannot agree that
the FEMA extends as far as HJA suggest. Regardless of the data used to derive this
geography functionally the labour market does not span this FEMA geography – land for
homes and jobs in much of the FEMA is not substitutable.
So, we do not consider this geography robust, and it does not apply here, and instead
continue with the single district approach.
This has obvious limitations re-logistics, and we can only set a minimum requirement for
Basingstoke. We would be minded to agree that the logistics FEMA is likely to extend along
the M3/A303 and is materially different to the traditional FEMA. But how far along the A303
is unclear and we note that that marketing material prepared to promote the Amesbury
Distribution Park (Wiltshire) highlights their connectivity with both Basingstoke but also
Southampton. This suggests the logistics FEMA may extend outside Hampshire and into
Wiltshire and a strategic M3/A303 approach is needed.
A cross boundary strategic approach would be particularly advantageous given the
cumulative impact of many individual warehouse schemes along a constrained strategic
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route west of Amesbury. To date we have seen various developer promoted evidence of sub
regional ‘need’, but no consideration of potential supply and constraints to meet this need
(beyond the site or area being promoted).
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4

Property market analysis
Overview
This chapter reviews the property market for employment space in the Borough of
Basingstoke and Deane, covering office and general industrial/logistics space.
For office and general industrial/logistics space we consider in turn demand, supply and the
balance of the market. The main purpose of the analysis is to identify where there is
potential demand for new floorspace, and hence a need for development land to be
identified in the emerging plan.
In relation to demand, we identify the types of business that are taking space in the Borough
or may consider doing so, and what property they are looking for in terms of size and quality.
In relation to supply and market balance, we analyse the stock which is currently available,
recently developed and in the pipeline, and the rental values that properties in the area are
achieving. The purpose of our analysis is to determine:


How far the existing floorspace stock is meeting current and foreseeable occupier
requirements;



Hence, how far there is likely to be demand for more or different space, now or in the
future;



Conversely, if property and land are oversupplied, overall or in particular sections of the
market.

These findings help assess the potential demand for new employment floorspace, and hence
the quantity and qualitative mix of development sites that the emerging plan should identify
for employment uses.
A strength of the market-facing analysis is that it considers real-life property transactions,
including the values (rents and prices) realised in such transactions, and whether these
values are enough to support viable development. This provides evidence of effective, or
viable, demand – which means that potential occupiers will pay enough, and (where
relevant) provide sufficient covenant strength7 to support financially viable development.

Sources and definitions
The main market indicators we have considered are rental values, recent take-up and
floorspace availability. In a property market context, ‘take-up’ means businesses taking
occupation of business floorspace8. Take-up covers both new-build and second-hand space
(second-hand being the larger share of the market).
Our property market research is drawn from the following information:
We have relied on the property market database CoStar and commercial property research
reports for evidence of take-up, availability and values, both for the market overall and

7

A business tenant has strong covenant if there is good evidence that they will be in good financial health, and able to pay
the rent, through the period of the tenancy.
8

By contrast, in a planning context ‘take-up’ means the development of new floorspace new floorspace.
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individual properties. For the supply side analysis in the report we have relied on availability
figures as described by CoStar as follows:
‘The total amount of space that is currently being marketed as available for lease or sale
in a given time period. It includes any space that is available, regardless of whether the
space is vacant, occupied, available for sublease, or available at a future date. CoStar
includes only existing, under construction, and under renovation buildings in its statistical
calculations of available space.’
Availability is different from vacancy as availability indicates a property is being
advertised for occupation but may not necessarily be vacant.
Total stock figures across the Borough have been derived from analysis of VOA NonDomestic Rating statistics. This data provides a round figure of total business floorspace in
square metres and total number of properties. We have cross-referenced this data with the
CoStar availability data to provide an indication of availability rates. Cross-referencing the
CoStar and VOA data does have limitations, as there is no guarantee that the two sources are
consistent in regard to unit sizes and descriptions. The reason why there may be
discrepancies with the unit type is that the VOA data has 117 description codes, which do not
always correspond with the definition of employment premises as classified by CoStar. By
contrast, properties listed on CoStar are divided in just three categories - industrial, light
industrial and office – and some of them may fall outside the VOA definition of industrial or
office units. Due to the figures being provided as a lump sum, it has not been possible to
‘iron out’ these discrepancies.
The analysis of industrial/logistics has been split into different floor area bandings to assist in
the analysis as follows:


X Large:

23,225 sq m (250,000 sq ft) plus



Large:

23,224 – 9,290 sq m (100,000 – 249,999 sq ft)



Mid box:

4,645 – 9,289 sq m (50,000 - 99,999 sq ft)



Small box: 929 – 4,644 sq m (10,000 – 49,999 sq ft)



SME space: 0 - 928 sq m (0 – 9,999 sq ft)

For greater qualitative understanding of the market, we have consulted property agents and
developers, both by phone and at a virtual stakeholder event.

Employment areas in Basingstoke
For our analysis we have divided the Borough into several sub-areas as set out in Figure 4-1.
These sub-areas are:


Basing View – encompassing the boundary of Basing View as detailed in the adopted
local plan



Houndmills – encompassing the boundary of Houndmills as detailed in the adopted local
plan



Chineham Park – encompassing the boundary of Chineham Business Park as detailed in
the adopted local plan



Brighton Hill Industrial Estate – encompassing the boundary of Brighton Hill Industrial
Estate as detailed in the adopted local plan
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West Ham Industrial Estate – encompassing the boundary of West Ham Industrial Estate
as detailed in the adopted local plan



Kingsland Business Park – encompassing the boundary of Land North of Daneshill East as
detailed in the adopted local plan



Viables Business Park – encompassing the boundary of Viables Business Park as detailed
in the adopted local plan



Chineham Business Park – encompassing the boundary of Land South of Chineham
Business Park as detailed in the adopted local plan



Daneshill East-West– encompassing the boundary of Daneshill East and Daneshill West
as detailed in the adopted local plan



Hampshire International Business Park – encompassing the boundary of Hampshire
International Business Park as detailed in the adopted local plan



Town Centre – encompasses commercial property around Basingstoke Town Centre up
to Eastrop Lane to the east and Timberlake Road to the west.



Rest of The Borough/Villages & Rural Areas – all other areas in the Borough.
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Figure 4-1 Basingstoke Borough sub-areas

Source: OS data, AspinallVerdi, August 2021
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The industrial/logistics market
For our market analysis, we consider industrial and logistics uses (E, B2 and B8) as one
property market sector rather than separate industrial and logistics. This is because, in
Basingstoke, despite there being demand for logistics, as was shown in the February 2018
Economic Needs Assessment there is no meaningful data to analyse. We therefore have had
to analyse the market as a whole and draw out the relevant data where available.

Regional overview
Demand for Xlarge, large and mid-box units across the region is strong, this is driven by
retailers, e-tailers, and third party logistic (3PLs) companies. The global pandemic has only
accelerated a trend which was being experienced beforehand of a shift away from bricks and
mortar to online shopping.
The south east industrial/logistic market is constrained physically and market. The greenbelt
around London acts as a physical constraint to development. The capital cannot
accommodate all its demand for industrial/logistic space, and it cannot be accommodated on
its fringes due to the greenbelt therefore this demand ripples further out placing pressure on
those markets. The region faces significant development pressure for higher value uses such
as residential. This places pressure on industrial/logistic sites to be redeveloped.
Figure 4-2 shows the tight nature of supply across the region for mid-box, large and X-large.
There is no data recorded for small units, but based on our experience elsewhere would
imagine it is the same, if not worse. The data in Figure 4-2 shows that despite take-up in
recent years being broadly in line with the five averages across the south east supply is now
tight. Supply for X-large units is less than 1-year and large just over 1-year – both are the
average for the UK. Supply for mid-box is slightly healthier but still below the UK average.
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Figure 4-2 Take-up and availability - Regions
X Large take-up

Large take-up

Mid box take-up

X Large Years of supply by region

Large Years of supply by region

Mid box Years of supply by region

Source: Lambert Smith Hampton, Industrial & Logistics 2021
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General Profile - Basingstoke
As was highlighted in the February 2018 Economic Needs Assessment, and is still the case
now, Basingstoke and Deane has maintained a strong industrial sector since the town was
originally planned back in the 1960s. The Borough’s strength in this regard is due to the
quality of the purpose built industrial estates, which benefit from excellent transport
communications and with a locally available labour force.
As we go on to demonstrate these industrial areas provide a range of size and quality of
units. Typically, in the larger industrial estates, a small number of large units are found with
many mid box, small box and SME space found in between. The characteristics of the
industrial/logistics market means that the Borough attracts a wide variety of sectors.

Houndmills
Houndmills is one of the Borough’s largest industrial/logistic areas located north west of the
town centre and railway station. The north of the industrial area is bisected by the A339 ring
road. The west of the industrial area is bounded by the A340 ring road, the south is bounded
by the railway line and to the east predominantly residential.
The industrial area was first developed in the 1960s with many parts redeveloped since then.
As such all units are purpose built, these vary in age, but the majority are in a good state of
repair. Contained within Houndmills are a number of smaller estates such as Houndmills
Trade Park, Devonshire Business Park and Logistic City.
Overall, Houndmills has a broad range of units and as such attracts a range of occupiers,
especially national and international companies. There are several large and mid-box logistic
units such as Sainsbury’s (food retailer) distribution centre 57,200 sq m (616,000 sq ft), Game
(retailer) 21,000 sq m (226,000 sq ft) unit and Fyffes (banana wholesaler) 8,127 sq m (87,500
sq ft) unit. The Trade Park, by its very name, provides a trade-counter offer, in the industrial
area but this is relatively small compared to its size and what we have seen elsewhere in the
country. Occupiers here include Euorcell (building plastics), TLC (electrical wholesaler) and
Crown (paints wholesaler).

Figure 4-3 Examples of industrial units, Houndmills
Game unit

Devonshire Business Park

Source: AspinallVerdi, July 2021

Occupiers are attracted to Houndmills because they are co-located with similar uses, the
type and range of units provided and ease of access.
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Daneshill East/West
Daneshill East/West are considered a single industrial area split by Gresley Road. The
industrial area is located to the east/north east of the town centre and railway station. The
west of the industrial area is bounded by the A339 ring road, the south by the railway line,
the north the A33 and the east Kingsland Business Park.
Combined, Daneshill East/West is another large industrial area in the Borough. Contained
within these industrial areas are smaller estates such as Bear Court, Union Court and Lion
Court.
The industrial/logistic units are purpose built (see Figure 4-4) but the units at Daneshill East
are more dated units then compared to Daneshill West and Houndmills. Although some of
the dated units are meeting current occupier requirements, they may not meet future
requirements for example Van Leeuwen (3PL) although being used for distribution has low
eaves and high site coverage for modern requirements – see Figure 4-4. This is a similar story
for the Boots (retail) large 13,215 sq m (143,000 sq ft) distribution unit, although has a
slightly better site ratio.

Figure 4-4 Examples of industrial units, Daneshill East/West
Lion Court

Van Leeuwen

Source: AspinallVerdi, July 2021

We see a wide range and type of occupiers at Daneshill East/West from local through to
international companies. Occupiers include Vectair Systems (hygiene developer and supplier)
in a 1,700 sq m (18,300 sq ft) unit, Lavazza Professional (vending machines), Rawlings (3PL) in
a relatively small unit but has large yard area, and revolution vehicles (car repair) in a 510 sq
m (5,500 sq ft) unit.
As with Houndmills, occupiers are attracted to Daneshill East/West because they are colocated with similar uses, the type and range of units provided and ease of access.

Kingsland
Kingsland is located to the north of Daneshill East/West. Although defined as a sperate
employment area, in reality, Kingsland is a continuation of these employment areas.
Kingsland is a significant size and again, we find a number of smaller estates within this area
such as Hassock Wood Business Centre, Basepoint, The London Centre and Prisma Park. The
likes of Basepoint and Hassock Wood Business Centre provide space for SMEs.
Some areas of the estate provide much more modern industrial/warehouse units– see Figure
4-5. Due to the more modern nature of the units the area appears to attract more
technology based companies, these include; Aquilant Endoscopy (medical supplier) in a 3,300

December 2021

20

Basingstoke and Deane - Economic Needs Assessment

sq m (35,500 sq ft) unit, Elkay Laboratory Products (laboratory equipment supplier) in a 860
sq m (9,300 sq ft) unit, Thermo Fisher (bio technology), and UL Basingstoke (safety testing)
split across two adjoining units of 1,200 sq m (13,000 sq ft) and 3,000 sq m (32,000 sq ft).
During our site visit, we saw works being undertaken to the Thermo Fisher site to improve
the building.

Figure 4-5 Examples of industrial units, Kingsland Park
Stroudley Road

Hassocks Business Centre

Source: AspinallVerdi, July 2021

Brighton Hill
Brighton Hill is a relatively small industrial area, located towards the south of the Borough
just north of Viables. Brighton Hill is located much closer to the M3 motorway than
compared to the other industrial areas. The area is split between Lister Road Trade Estate
and Lister Road Industrial Estate, with the former having slightly more modern units – see
Figure 4-6.
This industrial area predominantly comprises SME and small box units and has attracted a
high number of trade counter operators such as Edmundson Electrical (electrical wholesaler)
in a 730 sq m (7,850 sq ft) unit, Rexel (electrical wholesaler) in a 730 sq m (7,850 sq ft) and
Wolseley (plumbing merchant). In addition, Pilkington Glass (glass manufacturer) have a
small box 2,400 sq m (26,000 sq ft) unit

Figure 4-6 Examples of industrial units, Brighton Hill
Lister Road Trade Estate

Lister Road Industrial Estate

Source: AspinallVerdi, July 2021

Occupiers are attracted to Brighton Hill due to the good transport links, quality and type of
unit and the clustering of similar businesses.
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West Ham Industrial Estate
West Ham Industrial Estate is located to the west of the town centre and south of the leisure
park. The estate is bounded by A340 ring road to the east. West Ham Industrial Estate is
relatively small compared to the other industrial areas located around the town centre. The
units here are dated (see Figure 4-7) and although meet current occupier requirements may
not meet future requirements for example the Tuffnells unit has low eaves height and high
site coverage for modern distribution occupier requirements. Despite the age and quality of
the units the estate attracts international and national occupiers such as Howdens (joinery)
in a 1,800 sq m (19,400 sq ft) unit, Biomerieux (R&D) in a 3,900 sq m (42,000 sq ft) unit and
Fujitsu Services (IT). The ease of access onto the ring road makes these an attractive location
for occupiers.

Figure 4-7 Examples of industrial units, West Ham
Tuffnells

Biomerieux

Source: AspinallVerdi, July 2021

Chineham Business Park / Hermitage Business Park
Chineham Business Park is predominantly an office area but does have a small number of
industrial estates. The units here tend to be a mixture of modern and more dated - see
Figure 4-8. The area has attracted a number of technology companies such as CGC (satellite
technology) 2,200 sq m (23,600 sq ft) unit and Instavolt (electric vehicle) in a 465 sq m
(5,000) unit. The nature of the area is more attractive to “cleaner” industrial uses

Figure 4-8 Examples of industrial units, Chineham Business Park /
Hermitage Business Park
Beechwood

Chineham Point

Source: AspinallVerdi, July 2021
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Rural
The remaining industrial market in the Borough is dispersed in the rural area. In the rural
area there are dedicated industrial estates, although these are much smaller than that found
around the town of Basingstoke.
The industrial estates in the rural include Hatch Industrial Park, Evingar Industrial Estate and
Kingsclere Park. In addition, in the rural area, there are standalone sites with single occupiers
such as Bombay Sapphire Distillery (gin producer) and Portals Paper (banknote and security
paper manufacturer). These single occupiers are located here for historic reasons.
Hatch Industrial Park is located to the east of the Borough, in close proximity to junction 6,
M3. The park is unusual, for a rural location, in the fact that they are modern – see Figure
4-9. The industrial park has attracted a number of international companies such as FAAC
(automatic door manufacturer) in a 2,700 sq m (29,000 sq ft) unit and Levanti Kohler Power
(power generation) as well as national company Amcare (healthcare) in 816 sq m (8,800 sq
ft) unit.
The rest of the units found in the rural area are more dated (see Figure 4-9) and tend to
attract more local or regional companies but typically are servicing a much wider market.
Many of the occupiers in the rural area are located here either for historic reasons or the
company owners have links to the area. Although there appears to be a cluster of smaller
engineering companies around Evingar Industrial Estate Whitchurch. Occupiers here include
BPA Engineering (car transmission), Albright International (electrical engineering) in a 5,200
sq m (56,000 sq ft) unit and Thornpark (precision engineering) in a 300 sq m (3,200 sq ft)
unit.

Figure 4-9 Examples of industrial units, Rural area
Hatch Industrial Park

Hatch Industrial Park

Evingar Industrial Estate

Evingar Industrial Estate

Source: AspinallVerdi, July 2021
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Demand
In this section we analyse the take-up of industrial floorspace in the Borough over the last
five years, drawing mainly on the CoStar database. This floorspace take-up is the space that
business occupiers move into, this includes lease agreements and owner-occupier
acquisitions in any given year. It takes no account of floorspace vacated as businesses move
out or close down. It is important not to confuse this floorspace take-up with the land takeup discussed above, which relates to the development of new floorspace into the market.
Table 4-1 shows that in the five years to 2020 the take-up of industrial space in the Borough
averaged 36,699 sq m (395,030 sq ft) p.a., over an average of 40 units.

Table 4-1 Industrial floorspace take-up, 2016-20, Basingstoke
Calendar year

Total take-up

Total take-up

sq ft

sq m

No. of transactions

2016

40

623,586

57,933

2017

35

278,026

25,829

2018

55

472,925

43,936

2019

49

458,371

42,584

2020

22

142,240

13,214

2021*

6

88,847

8,254

Total

207

2,063,995

191,750

Annual Average 2016 2020

40

395,030

36,699

Source: CoStar 2021

*2021 is a partial year, data taken between 1st January – 03rd June
In terms of floorspace, in 2016/2017, take up varied significantly between 57,878 sq m
(623,000 sq ft) in 2017 to 25,827 sq m (278,000 sq ft) in 2017. However, the reason take-up
was large in 2016 is that GAME took up a 20,903 sq m (225,000 sq ft) unit at Houndmills as
part of a sale and leaseback transaction of their head office/distribution centre as part of
financial restructuring measures. From 2019 - 2019, take up recovered and stabilised at
around 37,161 sq m (400,000 sq ft).
Take-up in 2020, and the half-year for 2021 are below the average but this is likely to be a
combination of lack of suitable stock and the impact of Covid-19. It is not due to a fall in
demand as agents report that that the industrial market is very strong around the Borough
with requirements across of range of sizes.
Demand for general industrial units in Basingstoke comes from a variety of businesses
representing different sectors with not one dominant sector driving demand. A variety of size
and types of business are found across all the industrial/logistic areas, even in the rural areas
where you would typically expect to see small companies service the local market.
Units taken-up in the five-year period include:
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All units at the new build Logistic City development by Keir at Houndmills. The
development was completed in April 2019 and provides three warehouse units which
total 10,067 sq m (108,360 sq ft). The 2 hectares site was the former McMillan Publishers
unit, which they vacated in 2016 to move to a 3,066 sq m (33,000 sq ft) office at
Chineham Business Park. As shown in Figure 4-10 the units at Logistic City provide
modern purpose built warehouse space with 8m eaves, 130 KVA 3-phase power supply,
50kN/m2 floor loading, and secure yard.

Logistic City has attracted:


Thermo Fisher (scientific instruments) – 4,645 sq m (50,000 sq ft) unit – Thermo Fisher
are already located in Basingstoke at Kingsland Business Park. This unit is dated, but as
mentioned above is currently subject to works. The Kingsland unit forms a R&D and
manufacturing role.



Network Rail (transportation) – 3,252 sq m (35,000 sq ft) unit – Network Rail are
represented elsewhere in the town, with its Training Centre located between Basing
View and Daneshill Industrial Estate.



DFS (furniture) – 2,044 sq m (22,000 sq ft) – The unit is to be a customer fulfilment
centre for Sofology, who are a subsidiary of DFS. Sofology are represented elsewhere in
the estate, with another unit being located at Telford Road.

During our consultations concerns were raised about the time the smallest unit took to let,
but agents and developers explained that this is where there is currently most competition in
the market.

Figure 4-10 Logistic City, Houndmills
Logistic City

Source: AspinallVerdi, June 2021

Elsewhere, in the town, take up has included:


Daneshill East/West/ Land North of Daneshill
-

December 2021

DPD (logistics) – 3,484 sq m (37,500 sq ft) at Horizon 5, a new industrial unit at
Kingsland Business Park. DPD relocated from an older 1,765 sq m (19,000 sq ft) unit
at Daneshill West. The site was previously occupied by Absolute leisure and was
demolished in 2019. Figure 4-11 shows Horizon 5 provides a modern purpose-built
warehouse space with 10m eaves, 300 KVA power supply, 50kN/m2 floor loading,
and secure yard.
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Figure 4-11 Horizon 5, Kingsland Business Park
Horizon 5

Source: AspinallVerdi, June 2021







-

Travis Perkins (trade counter) – 1,997 sq m (21,500 sq ft) new lease at Daneshill
Industrial Estate.

-

Gregory Distribution (3PL) – 2,100 sq m (22,600 sq ft) new lease at Wade Road.

Brighton Hill Industrial Estate
-

Bunzl (distribution)– 5,435 sq m (58,500 sq ft) new lease

-

Fireplaces Direct (manufacturing) – 93 sq m (1,000 sq ft) renewal

-

Europcar (car rental)– 372 sq m (4,000 sq ft) new lease

West Ham/Moniton Industrial Estate
-

Johnson Apparelmaster (textiles)– 3,809 sq m (41,000 sq ft) renewal

-

Megaform (manufacturing) – 1,394 sq m (15,000 sq ft) new lease at West Ham
Industrial Estate

-

Movianto (logistics)– 372 sq m (4,000 sq ft) new lease at West Ham Industrial Estate

-

Ripton Windows (window installation)– 297 sq m (3,200 sq ft) new lease at Moniton
Industrial Estate

Rural Areas
-

Lawn Master – 177 sq m (1,900 sq ft) new lease at Stoken Farm, Steventon

-

GopherOwen Services (window cleaning) – 56 sq m (600 sq ft) new lease at Manor
Farm Yard, Upton Grey

In terms of size profile, most of the demand across the Borough is for all unit sizes. The
constrained nature of the market is not reflected in the take-up figures.
Due to unmet demand in the market, companies who cannot find the space they need move
to other places, or perhaps stay in premises that no longer meet their needs, compromising
growth or efficiency.

Supply and market balance
As of June 2021, there were 55 existing industrial units available in the Borough, providing a
total floorspace of 67,687 sq m (728,579 sq ft) (see Table 4-2) Against the total stock of 1,160
units and 870,959 sq m (9.375 million sq ft), this shows availability rates of 7.77% of total
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floorspace and 5.52% of total units. Against the average annual take-up of 36,669 sq m
(395,030 sq ft) (see Table 4-1), it shows a supply of 1.8 years or just over 22 months.9

Table 4-2 Floorspace availability, industrial, Basingstoke Borough, 2021
Floorspace sq Floorspace sq
No. of units
ft
m
Total stock

9,375,444

871,000

1160

728,579

67,687

64

7.77%

7.77%

5.52%

Availability

Source: CoStar, VOA, AspinallVerdi (2021)
These market indicators point to the market being relatively balanced, but as we go on to
demonstrate a large element of the supply is found in the rural areas and not around the
core industrial estates.
To undertake more detailed analysis of availability, we have relied solely on CoStar due to
the limitations of the VOA stock data. The results are in Figure 4-12 and Figure 4-13. As an
absolute measure, CoStar availability rates are a cruder approximation than the 2021
Borough-wide total above. But they are useful for comparing different points in time and
different sub-areas. For this purpose, we have taken measures from Houndmills, Kingsland
Business Park, Daneshill East/West and the Villages and Rural areas.
The analysis shows that there was a big spike in availability in 2018, this was primarily at
Houndmills and also at Daneshill East and West. This space was absorbed back into the
market in the following years. Some of this increased availability was driven by new schemes
such as Houndmills Trade Park. We would have expected the downward trend to have
continued but more space has now become available in the rural areas, this currently
represents around a quarter of the total availability on CoStar. This indicates that a large part
of the availability is not in the right place to meet demand.

9

The years supply ratio measures how long it would take to fill the currently available floorspace, assuming that take-up
continues at the same annual rate as in the past.
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Figure 4-12 Basingstoke Borough industrial/logistics available
floorspace stock sq m

Source: CoStar (2021)

Figure 4-13 Industrial areas available floorspace stock sq m

Source: CoStar (2021)
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We provide further analysis of the available units in the sub areas as follows:


Houndmills: 7 units available ranging between 139 – 1,347 sq m (1,500 – 14,500 sq ft).



West Ham Industrial Estate: 10 units available ranging between 67 – 3,809 sq m (720 –
41,000 sq ft).



Daneshill East/West: 5 units available ranging between 279 – 1,765 sq m (3,000 – 19,000
sq ft).



Kingsland Business Park: 10 units available ranging between 45 – 1,580 sq m (500 –
17,000 sq ft).



Brighton Hill Industrial Estate: one 929 sq m (10,000 sq ft) unit available.



Chineham/Hermitage Business Park: 3 units available ranging between 2,323 - 5,203 sq
m (25,000 – 56,000 sq ft).



Villages & Rural Areas: 20 units available ranging between 17 - 725 sq m (185 – 7,800 sq
ft).

In summary, all the evidence shows that although there is space available it is not necessarily
in the right place and / or the right quality. Furthermore, there are no units available to meet
demand for modern logistics requirements.

Rents and the economics of development
Industrial rents across the Borough typically range between £75 - £108 psm (£7.00 - £10.00
psf). There is evidence of higher rents, such as the trade counter units at Houndmills Trade
Park Fields, around £140 psm (£13.00 psf). This is due to the quality of units on offer,
dedicated trade park nature of the area, and their proximity to the A339 (where local
tradesmen will require quick access). Quoting rents in the Borough currently range between
£59 - £86 psm (£5.50 - £12.00 psf) with higher rents being sought at light industrial locations
across the Borough.
Although there are not many freehold units available for lease, when available, capital values
range between £861 - £1,615 psm (£80 - £150 psf).
In terms of viability, these rents are sufficient to support new build development of industrial
space. Nevertheless, as we have seen, very little new build has been occurring in recent
years. In our stakeholder workshop, the feedback was provided that although there is an
appetite to develop new units, there is no good available land. Reasons for the lack of
development are explored in the section below.

Development
Agent’s report that industrial/logistic development is constrained because of the Council’s
freehold interest across the main industrial areas. As such sites are only released on a long
leasehold basis. This concern was also raised in the previous study. Despite this, as we show
below, development is coming forward on these sites. In addition, there is other brownfield
development proposed as well as unallocated greenfield sites being promoted.

St Modwen Park, Viables
St Modwen Park is an example of a site coming forward despite the freehold being owned by
the Council. The 4.4 hectares (11 acres) site was previously occupied by ITT Warehouse in a
15,900 sq m (171,000 sq ft) building. Details of the deal and issues faced by developers
bringing forward a Council owned site are highlighted in the cabinet paper:
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“These proposals will enable the regeneration of an important 11 acre commercial site in the
borough. Today the buildings on the site which date from the 1980s are obsolescent and
provide a work place for very few people. By agreeing to re-structure its leases, which now
have just over 60 years remaining, this council is opening up renewal so that some 188,000 sq
ft of new commercial units can be developed by St Modwen. The borough needs new
commercial space to meet the needs of today’s companies. Depending on the uses the units
are finally put to it is estimated that between 100 and 200 new permanent jobs will be
created on the site once completed and let.
In return our rental income of £470,000 per annum will be maintained with prospects for
future rental growth. St Modwen will bear the costs of development and be responsible for
letting the 3 new units. One unit will be owned directly by the council with St Modwen
guaranteeing the initial rent, the other 2 will be held by the council on new 150 year leases
with a ground rent payable to us.
Complicated and lengthy negotiations have occurred but I am pleased that it has been
possible to reach this positive outcome for all parties involved.”10
Clearly such an approach may deter some developers considering developing on such sites.
St Modwen are bringing forward a speculative development of 3 industrial/warehouse units
between 3,345 – 9,000 sq m (36,000 – 97,000 sq ft). In addition, 2 small retail units will be
built. As shown in Figure 4-14 these units are being constructed to meet modern occupier
requirements. According to the cabinet report the Council will take ownership of the 4,788
sq m (51,250 sq ft) unit. Therefore leaving 2 units that total 12,479 sq m (134,318 sq ft).
Based on the previous take-up figures, this will add just 4-months supply.

Figure 4-14 St Modwen Park
St Modwen Park

Source: AspinallVerdi, July 2021

Intec, Daneshill East
There is currently a planning application (reference 20/02802/FUL) to be determined for the
redevelopment of units 2, 4 and 5 at the Intec Business Park for the following:
“The proposal is for the partial demolition of Intec 2, which is currently in use as an office
building (Use Class B1), and the erection of Units A, B and C on the former Intec 2, 4 and 5
plots. Plots 4 and 5 are cleared sites. New units A, B and C would provide 7,657sqm of flexible

10

Basingstoke & Deane, 04 December 2019, Proposed Ground Lease Restructure : Site 3, Jays Close, Viables Business Park,
Basingstoke RG22 4BA
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E/B2/B8 floorspace suitable for the needs of modern business. This application seeks to
benefit from Class V permitted development rights (The Town and Country Planning (General
Permitted Development) (England) Order 2015), if permitted, which would enable any future
occupiers within the B Class uses to occupy any of the new units without the need for
subsequent planning permissions to change between B1(a, b, c)(now Use Class E), B2 or B8
uses.
Units B and C would be subdivided to provide Units B1, B2, C1 and C2. By providing a range of
unit sizes the buildings can accommodate a range of different businesses, including small and
medium sized enterprises.”11
The proposed site layout (see Figure 4-15) would indicate the units would be
industrial/warehousing in nature.

Figure 4-15 Proposed site layout

Source: DKA, Basingstoke Planning Portal

Based on previous take-up figures this development will add just under 3-months’ supply.

Motorola site, Viables
Planning permission has been granted (February 2021) for the redevelopment of the former
Motorola building in Viables. The development is described as:

11

WSP, October 2020, Intec Business Park, Basingstoke, Proposed E/B2/B8 units, Planning Statement
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“Demolition of existing building to provide 3 employment units for flexible uses within Class E
(light industrial), B2 and B8 of the Use Classes Order (including ancillary office provision) with
associated enabling works, access, parking and landscaping”
The site plan (see Figure 4-16) shows 3 units between 3,670 – 8,955 sq m (39,449 - 96,302 sq
ft) to provide a total area of 19,829 sq m (213,439 sq ft). This development would add
around 6-months’ supply, based on previous take-up.

Figure 4-16 Proposed site layout

Source: SGP, Basingstoke Planning Portal

Conclusion
The industrial/logistic market is strong across the Borough, but the market is constrained.
Large elements of the existing stock are dated and although occupied does not meet current
occupier requirements.
We have reviewed all the Strategic Employment Areas, and as was the case when this was
last undertaken in 2018, they are all functioning well with no evidence of a need to revise
any boundaries. As previously stated, the purpose built nature, excellent transport links,
locally available labour force and range in size and quality of units ensure that these areas
remain attractive and strong.
There is space available, but this is not necessarily in the right place and / or the right quality.
Furthermore, there are no units available to meet demand for modern logistics
requirements.
We are seeing some of the existing stock redeveloped for new space, which is a positive, but
all this amounts to is infill development and does not significantly increase the supply –
typically just a few months new supply.
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The Council’s ownership of some of the industrial areas adds a further constraint on the
market. If a developer acquires a freehold site, they immediately concentrate on obtaining
planning permission, developing the site and finding occupiers. In contrast, on the Council
owned sites, the developer must negotiate a lease re-gear, which is a lengthy and costly
process, before planning can be considered. This leads to delays in sites being redeveloped
and could deter some developers due to the structure of the deals offered. Despite this issue
there is still development appetite for such sites which is an indication of the strength of the
local market.

The office market
For our market analysis, we firstly consider offices found in Basing View, Chineham Park and
Viables as these have clearly defined office parks. In addition, we consider the offices found
in the industrial areas such as Daneshill East, Daneshill West and Kingsland Business Park
followed by the rural area. Before we focus on the Basingstoke Borough, we provide an
overview of the office market.

Office market overview
Before the pandemic, developers were finding it difficult to fund office development, due to
the restricted availability of loans. Speculative office development was only occurring in
strong and established office markets such as in London, Thames Valley (e.g. around
Reading) and key regional centres such as Birmingham and Manchester. In other markets,
new development required a pre-let in place to a blue-chip covenant. At this time, we were
seeing a shift in offices requirements from out of town locations to town and city centres.
This was driven by staff wanting to be closer to public transport links and amenities. What
also has been emerging, in terms of corporate occupier requirements is a greater focus on
Environmental, Social, and Governance (ESG). Both occupiers and investors are seeking those
buildings which have greater levels of sustainability.
During the pandemic the government encouraged working from home measures, many
offices were left unoccupied or at greatly reduced occupancy. Companies were forced to
embrace video conferencing and other measures to ensure business continuity.
Despite the easing of restrictions, it is still too early to tell what the future of the office
market will look like. But current signs are that some companies will continue to allow some
form of working from home to continue for example Nationwide are now allowing all staff to
work remotely12 and the likes of HSBC, KPMG and Deutsche Bank13 are introducing some
form of hybrid working. At the other end, Goldman Sachs are insisting everyone return to the
office.14
In recent years the main drivers of demand for new office space have been from finance,
professional services, Technology, Media and Telecommunications (TMTs) and flexible
workspace providers.

12

https://www.nationwidemediacentre.co.uk/news/people-power-13-000-employees-put-in-control-as-nationwide-rollsout-work-anywhere-approach
13

https://www.birminghammail.co.uk/news/midlands-news/hsbc-kpmg-deutsche-bank-reveal-20981923

14

https://www.bbc.co.uk/news/business-56993886
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Agents report that office market in Basingstoke was slow throughout 2020. Take-up for the
year amounted to circa 7,600 sq m (82,000 sq ft). This represented a 70% reduction
compared to 2019. Also, during the same period, availability increased to 75,427 sq m
(811,900 sq ft). This is a 20% increase from 2019 and shows that while the pandemic has had
a profound effect on new leases, it has not led to a mass exodus from offices. They also state
that the total amount of Grade A office space available in the Borough is around 37,161 sq m
(400,000 sq ft) which they state does not represent an oversupply.

General Profile - Basingstoke
In this section, we provide a brief profile of the office floorspace in the Basingstoke Borough
and the businesses that occupy that stock. This snapshot of the present situation provides
context for the analysis of recent take-up that follows.
The office market in the Borough is concentrated around the out-of-town designated
employment areas of Chineham Park and Viables, and at Basing View which is the main town
centre/edge of centre office location. In addition, offices are found in the many industrial
estates and rural areas around the towns and villages.

Basing View
Basing View, although located east of the town centre and railway station forms a quasi town
centre / out of town park role for the Borough’s office market. The area is currently being
regenerated with the support of the Council. A number of older offices have been
refurbished (Springpark House and Re:naissance) and others redeveloped (Sovereign House)
– see Figure 4-17.
Basing View has a number of large occupiers, AA (insurance and breakdown) have their
national headquarters building here along with Eli Lilly (medical) and WSP (engineers). At the
time of the previous study there were concerns whether the Florence Building (now known
as Sovereign House) would be occupied. But Sovereign Housing Association took the whole
5,670 sq m (61,000 sq ft) building on a 20-year lease in 2019.
Basing View meets modern occupier requirements, due to having good on-site amenities
(hotel and gym) close to the town centre and railway station, and offers some Grade A space.
In addition, there is a good level of carparking which is more typically found on out of town
business parks.

Figure 4-17 Examples of offices at Basing View
Sovereign House

Southern Cross office

Source: AspinallVerdi, July 2021
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Chineham Park
Chineham Park is located north east of Basingstoke town centre and represents the best out
of town offices, in terms of quality, found in the Borough – see Figure 4-18. It provides space
for SMEs and corporate occupiers. As to be expected for an out-of-town office park of this
nature, the units are set in a well landscaped environment at low density with onsite car
parking. Chineham Park attracts high quality national companies such as Vyaire (medical) in a
4,576 sq m (49,255 sq ft) unit Lumen (technology), and Lenovo (technology).

Figure 4-18 Examples of offices at Chineham
Vyaire

Lumen

Source: AspinallVerdi, July 2021

Although this office park has been successful, the focus for modern occupier requirements is
town centre locations as these provide good public transport links and amenities which staff
require. Therefore, over the longer term demand for this type of space is likely to weaken.
Although during our consultation one agent indicated that demand for this type of space will
remain, contrary to the general market sentiment. Figure 4-18

Viables
Viables is located to the south of Basingstoke town centre just north of the M3 motorway.
This out of town office park is smaller than Chineham and some of the units are more dated.
At Viables there appears to be a small cluster of technology companies with Vonage
(software) in a 2,442 sq m (26,000 sq ft), Hawk Eye (software), Sony (technology) and Fujitsu
(technology).

Figure 4-19 Examples of offices at Viables
Vonage

Fujitsu

Source: AspinallVerdi, July 2021
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As with Chineham, over the longer term the attractiveness of Viables is likely to decrease as
occupiers shift their requirements to more town centre locations.

Offices in industrial areas
In industrial areas such as Daneshill East, Daneshill West and Kingsland Business Park there
are a number of smaller office parks interspersed between the industrial/logistic units. The
units are generally small pavilion style offices with on-site car parking – see Figure 4-20.
Some of these offices are occupied by businesses who may have a separate
industrial/warehouse unit in the Borough or companies servicing the local/regional market.
Examples of office occupiers include Miller Homes (construction) in a 133 sq m unit, Takex
(security) and Milexia (TMT) in a 407 sq m (4,400 sq ft) unit.

Figure 4-20 Examples of offices in industrial areas
Milexia, Kingsland

Farraday Park, Daneshill

Source: AspinallVerdi, July 2021

These smaller office parks are attractive to occupiers as they offer a range of smaller office
suites (i.e. less than 465 sq m / 5,000 sq ft), and benefit from onsite carparking.

Rural area
The office market in the rural area is relatively small when compared to the industrial
market. Here we mainly find slightly dated units but in good condition – see Figure 4-21.
Some of the units appear more industrial looking in nature and many are sub-dividend into
small office suites. As to be expected, these rural areas attract a wide range of occupiers
such as Digital Television Systems (TMT) in a 382 sq m (4,100 sq ft) unit at Kingsclere Park,
Zetron (TMT) in a 640 sq m (6,900 sq ft) unit at Campbell Court and Resource IT (marketing
consultancy) also at Campbell Court.

Figure 4-21 Examples of offices Rural area
Campbell Court
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Source: AspinallVerdi, July 2021

These rural locations are attractive to occupiers who have links to the area e.g. family home,
brought up in the area etc.

Demand
In this section we analyse the take-up of office floorspace in the Borough over the last five
years, drawing mainly on the CoStar database. This floorspace take-up is the space that
business occupiers move into, this includes lease agreements and owner-occupier
acquisitions in any given year. It covers both new and second-hand space and takes no
account of floorspace vacated as businesses move out or close down. It takes no account of
floorspace vacated as businesses move out or close down.
As shown in the table below, in the five years to 2020, the take-up of office space in the
Borough averaged 25,664 sq m (276,250 sq ft) p.a., over an average of 48 units.

Table 4-3 Office floorspace take-up, 2016-2020, Basingstoke Borough
Calendar year

Total take-up

Total take-up

sq ft

sq m

No. of transactions

2016

58

333,753

31,006

2017

61

439,425

40,824

2018

45

340,430

31,627

2019

43

137,877

12,809

2020

31

129,767

12,056

2021*

13

41,932

3,896

Total

251

1,423,184

132,217

Annual Average 2016 2020

48

276,250

25,664

Source: CoStar 2021
*2021 is a partial year, data taken between 1st January – 06th June

Floorspace take-up fell from 31,006 sq m (333,753 sq ft) in 2016 to 12,809 sq m (137,877 sq
ft) in 2019, which is the last full year before the pandemic. This represents a fall of 58%.
Based on the current measures for 2021, take-up is on course to be even lower come year
end.
Take-up activity has been the highest in Basing View. By analysing CoStar results around
Basing View, it shows that more than 42,735 sq m (460,000 sq ft) of office space was taken
over the period. In comparison, during the same period, Chineham Park saw approximately
29,729 sq m (320,000 sq ft) taken-up. Based on take-up, these two areas represent the bulk
of the market. Based on the same analysis, the average unit size at Basing View was 864 sq m
(9,300 sq ft) and 790 sq m (8,500 sq ft) around Chineham Park.
Agents report that while occupiers generally seek space at Basing View at a greater rate than
Chineham park, the difference is not significant and occupier choice is more dependent on
individual preference, and the specification and size of space that is required. Units are
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popular in these two areas for different reasons in respect of their accessibility, although
they attract the same type of occupier, with a range of regional and national occupiers taking
space at both Basing View and Chineham Park. It is contended that they cater for different
markets
Demand for space has been significantly impacted by the Covid-19 pandemic, with agents
reporting that while the market has started to recover, floorplate requirements were smaller
than was required pre-pandemic, sometimes reducing by 1/3rd. Companies are also
beginning to downsize as they adapt to a post-Covid working environment.
In recent years Basingstoke has been successful in attracting Sovereign Housing Association
and retaining occupiers. Through our consultations, it was indicated that the availability of a
suitable size building with this specification (i.e. Grade A with BREEAM Excellent) was a
significant factor in attracting the occupier. The AA have recently announced that they will be
remaining in their building despite rumours to the contrary.15

Supply and market balance
As shown on Table 4-4 below there are 183 office units currently available in the Borough,
providing a total of 74,601 sq m (803,000 sq ft) of floorspace. This is against a total stock of
1,360 units / 408,956 sq m (4.402 million sq ft) registered on VOA. This equates to a current
availability rate of 18.25% of floorspace and 13.46% in a number of units. If we crossreference the availability in Table 4-4Table 4-4 with annual average take-up in Table 4-3 of
25,664 sq m (276,250 sq ft) / 48 units, the availability across the Borough equates to around
3 years and 10 months’ supply in relation to number of units and 2 years and 11 months’
supply in relation to floorspace. Availability in terms of floorspace and number of units is
high.

Table 4-4 Office floorspace availability, Basingstoke Borough, 2021
Floorspace
Floorspace
No. of units

Total stock

sq ft

sq m

4,402,476

409,000

1,360

803,368

74,635

183

18.25%

18.25%

13.46%

Availability
Source: CoStar, Aspinall Verdi (2021)

We have also looked at floorspace availability in more detail, considering past change since
2011 in the main strategic office areas in the Borough. At this finer-grained level, we have
had to use availability rates as estimated by CoStar, which is useful for charting change over
time and comparing sub-areas with each other. The results are shown in Figure 4-22 to
Figure 4-23.
We see at a Borough level office availability has been on an upward trend. When we analyse
the individual areas, availability has been driven by the main office areas of Basing View,
Chineham and Viables.

15

AA has ‘no plans’ to leave Fanum House in Basing View | Basingstoke Gazette
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Figure 4-22 Basingstoke Borough office available floorspace stock sq m

Source: CoStar (2021)

Figure 4-23 Office areas available floorspace stock sq m

Source: CoStar (2021)

December 2021

39

Basingstoke and Deane - Economic Needs Assessment

In terms of specific units available immediately in the sub-areas (at 2021 Quarter 2), as
recorded by CoStar, are as follows:


Basing View: 48 units, floorspace ranges between 165 – 14,000 sq m (1,775 sq ft –
152,000 sq ft), comprising new build and second-hand space. Basing view contains the
largest available floorspace in the Borough.



Chineham Park: 28 units, floorspace ranges between 208 – 4,738 sq m (2,245 – 51,000 sq
ft), the majority is dispersed within the High Street and is all second-hand space.



Basingstoke Town Centre: 37 units, floorspace ranges between 32 – 2,973 sq m (340 –
32,000 sq ft), the majority is dispersed around Wote Street/New Road and is all secondhand space.



Kingsland BP: 14 units, floorspace ranges between 45 – 2,230 sq m (480 – 24,000 sq ft),
the majority is dispersed around Wote Street/New Road and is all second-hand space.



Viables BP: 7 units, floorspace ranges between 465 – 6,317 sq m (5,000 – 68,000 sq ft),
all second-hand space within 3 buildings.



Daneshill East/West: 12 units, floorspace ranges between 60 – 929 sq m (650 – 10,000 sq
ft), mostly located within Faraday Court.



Villages and Rural Areas: 19 units, located in the various villages in the Borough including
Herriard and Kingsclere and includes space for sale and lease.

Rents and the economics of development
Office rents in the Borough are generally more affordable than the nearby Thames Valley but
more expensive than other surrounding areas such as Winchester, Southampton, and
Portsmouth. The highest achieved rents in the Borough are at Basing View which achieved
£291 psm (£27 psf) at Matrix House. Typical rents at Basing View range between £161 - £248
psm (£15 - £23 psf). The next highest rents are achieved at Chineham Park with average rents
around £199 psm ( £18.50 psf) although rents of up to £258 psm (£24 psf) have been
achieved at the recently refurbished Maplewood building at the Park. Across the rest of the
Borough, second-hand rents typically range between £97 psm (£9.00 - £15.00 psf) - the wider
range reflects the wider offer of different sizes and quality of units available around the
Borough. These figures are in line with commercial agents quoting prices. The varied rents in
the town centre are reflective of the more variable quality of stock found here compared to
the purpose built stock found out of town.
The rents across the Borough make it generally viable to maintain and refurbish the existing
stock but not to stimulate speculative development. To support new development, rents will
need to be around of £377 psm (£35 psf) to provide a building of sufficient specification to
meet modern occupier requirements.

Development
Basing View
Basing View is the main focus of new office development in the Borough. The area has a
masterplan in place which identifies the following development:


Eli Lilly headquarters – 4,181 sq m (45,000 sq ft)



Benchmark – pre-let office building of 3,951 sq m (42,528 sq ft)



Neon Building – this 4,181 sq m (45,000 sq ft) building will replace Norden House. It is
stated that this building will meet BREEAM Excellent and EPC A standards.
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In addition, a number of the existing buildings are being refurbished which will increase
supply further.
Basing View is also an Enterprise Zone, which means that occupiers expanding, or new
occupiers, are able to claim before the 31 March 2022 a 100% business rate discount for five
years, worth up to £275,000. Therefore, a short-term financial incentive is currently
available.

Conclusions
The office market in the Borough has proven to be resilient in recent years, but vacancy
remains high. The quality of the new build space at Basing View has been able to attract an
occupier to take the whole building. This has also helped move on Grade A rents. But rents
are still not at a level to make development viable.
The product offered and location (proximity to the town centre and railway station) of Basing
View makes it ideal to capture the demand from those corporate occupiers seeking a high
specification “town centre” office. We see this in line with current market requirements in
terms of location and specification. Therefore, Basing View should continue to form its role
over the plan period.
Over the plan period, given the shift from out of town offices to town centre, we envisage
that vacancy rates in Chineham will increase. The offices found around some of the industrial
and rural locations are likely to remain in demand as these offer small offices suites with onsite parking. Should new affordable offices be brought forward in the town centre and / or
Basing View then this could change.
Given the tight nature of the industrial market, we see there is an opportunity for elements
of Chineham to switch from being office to warehouse/logistic space over the plan period.
This is because there is infrastructure currently in place and as we see from new
developments such as Logistic City and St Modwen the external specification of modern
industrial units is higher than some of the dated office stock in the Borough. So we don’t see
bringing this type of use into Chineham being detrimental to the office provision.
Consideration should be made to Chineham being master-planned on this basis. With current
permitted development rights (PDRs) there is a risk that some of the office space at
Chineham could be lost to residential. We have seen this occur in other areas such as
Bracknell. Not only does this start to erode the integrity of the employment are but
sometimes the PDRs occur on a piecemeal basis (e.g. a floor or wing of an office building) this
acts as a barrier to any future redevelopment for employment uses.
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5

Introduction to Future Need
Introduction
In the next few sections, we assess the need for space over the period 2019-39; following the
methods set out in the Planning Practice Guidance.
The PPG provides three broad approaches:


Projections based on past trends of development completions



An assessment based on labour demand (economic forecasts)



Labour supply

Over the next three sections we start by looking at a Past Trends approach before looking at
Labour Demand and then conclude on the preferable approach – between Past Trends or
Labour Demand. We only then consider Labour Supply.
As we discuss later, population is an input to the Experian model and so the model considers
both labour and the demand for labour. It is the only one of three main models available that
makes explicit assumptions regarding the population size and profile.
While the PPG cites the three approaches in practice labour supply is very different. Past
Trends and Labour Demand tell us what occupiers may demand in the future. They both seek
to estimate how much space firms may take up in the future.
Labour supply expresses the potential size of the workforce based on various demographic
assumptions. To arrive at a labour supply the demographer needs to make a number of
assumptions about how people will occupy the housing stock. But the demographer also
needs to make an external assumption about economic activity rates, unemployment and
commuting to arrive at the size of the labour supply. Just because a demographic assessment
may suggest a larger labour supply – these people do not demand employment floorspace. If
the demand for labour is fully satisfied in any baseline, then the additional people suggested
in a labour supply scenario will not be ‘taken up’. They may as a worst case scenario remain
unemployed or required to commute out – effectively invalidating the inputs the
demographer has been required to make.
So, labour supply tells us about an area’s ability to accommodate economic growth – but it
tells us little about whether the firms involved want or need this space. If there is demand for
labour – these jobs will not be translated into a demand for floorspace.

Net and Gross
It is important to consider whether this study should make recommendations ‘net’ or ‘gross’.
In this context ‘net’ means that recommendations relate to the change in the total stock of
land and floorspace in the area. But behind this ‘net’ number planning authorities will
continue to lose sites from the stock. This could be a planned release – because the planning
authority considers that, on balance, housing is a preferable use – or a ‘windfall loss’. These
losses need to be ‘made good’ to ensure that the ‘net target’ can be met – and gross need
accounts for these future losses.

Market balance at the base date
As part of this study consultees noted that the market was not ‘balanced’. In particular the
vacancy rate in the industrial market was too low and undersupplied.
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In this work we have taken these comments onboard. Agents agree that for the market to
function efficiently between 5-10% of stock should be vacant and available for occupation.
We accept that there is no statistical data to confirm this exact range but rates within this
range are normally considered ‘sound’ by Local Plan Inspectors. The London Plan Industrial
Land SPG (2017) uses 8% for example16.
We have asked co-consultants Urba to estimate the industrial and office market vacancy
rates today. Where we find them above 7.5% we consider this as space available to be taken
up to meet ‘need’. Vacant stock is available to be (re)accommodated. We make this
adjustment in our conclusions and recommendations section (the vacant stock adjustment).
Where we find too low vacancy at the base date we increase our ‘need’ accordingly to allow
for a 7.5% vacancy rate in the stock to ensure the property market operates efficiently.

Margins and Contingency
It is sometimes good practice to provide for more land than is ‘needed’ for two main reasons.
Firstly, an efficient and effective market always requires a choice of sites. Unlike housing,
where the product is reasonably uniform and so are the sites, the employment space market
is much more complex. Some firms require specific design and build, some a large
warehouse, others a small warehouse. Some need town centres and others out of town.
Secondly, in the past it was common that development plans would not be regularly
reviewed and so many plans became ‘time expired’. If a plan only had 15 years of supply,
and not reviewed until year 14, then there was a risk there was little or no supply remaining.
Evidence base studies often adjusted for this by, for example, advising that 20 years of ‘need’
are accommodated in a 15 year plan or simply over-providing land.
However, the plan making system has changed in recent years – and will very likely change
again in the near future, though the scale of such changes are not yet known. Plans are now
required to be reviewed at least every 5 years with penalties in place for Councils who fail to
review their plans and especially their housing land supply. If land can be front loaded in the
plan, and deliverable / available in the short term the provision of 15 or 20 years of land
provides ample contingency for the early years of the plan period.
Our working assumption in this study is that land promoted for logistics is likely to be
available reasonably quickly – only two significant sites are being promoted for new
warehousing and both claim they are available quickly (both are outside the AONB).
For offices, providing additional positive contingency would only further exacerbate market
over-supply (in the short term), and could result in the allocation of new greenfield sites
simply to address a calculation of need which struggles to deliver new space for fundamental
viability reasons.
We are also minded that over-provision carries risks. Here the agents warn that, in a
struggling office market adding more supply into the system is not helpful. Too much supply
also means the planning authorities lose scope to direct new development to priority areas.
Prime sites have also been lost because developers are able to demonstrate that the market

16

https://www.london.gov.uk/sites/default/files/gla_migrate_files_destination/SPG%20Land%20for%20Industry%20and%20
Transport.pdf
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is over-supplied in general. So, we make no further adjustments to the office
recommendations.
In summary, we do not make any further adjustments to our estimate of ‘need’ to address
margin or contingency – on the understanding that the Borough is able to ‘front load’ its
supply so most of the plan period supply is available to be taken up in the short term if the
market responds to this land quicker than the need assessment would suggest.

Floorspace to land
Some of the tables that follow show both floorspace (sq. m) and land area (Hectares / Ha).
For Industrial uses it is reasonably common to assume 4,000 sq m per hectare (a 40% plot
ratio). This is because for many industrial firms their ‘yardage’ was as important to the
efficient operation of their firms as the built space. Also, the additional structural cost of
multistorey industrial property is prohibitive and makes more intensive formats unviable.
This ratio remains standard for most industrial uses, but arguably not for some forms of
logistics.
As warehouses have increased in size the amount of landscaping needed has also increased
and some very large format logistics sites may now be delivered at 35%. But there are also
examples of very low plot ratios (below 35%) related to rail connected sites or areas of very
low demand for land and so sites are not efficiently developed. And conversely the recent J7
applications clearly demonstrates that technological change may be challenging our previous
plot ratio assumptions and some logistics site can accommodate much more floorspace than
either a 40% or 35% plot ratio would assume.
For this work we use 35% in our sensitivity testing of our warehouse scenario.
For office uses we calculate in terms of floorspace only, as office plot ratios vary enormously
depending on setting, and thus a calculation of land is rather meaningless.

B Class (E) vs the whole economy
This assessment is required to consider the needs of firms who may require offices or
industrial property17 (the B class economy - now part inside the new E class). These are only
part of the economy with many jobs accommodated in other forms of property (in schools,
shops etc).
In this assessment these ‘whole economy’ jobs are considered as part of the Labour Demand
approach – this starts from a review of the whole economy (as set out in the detailed
forecasts in the appendix C) but in this report, we need to separate only those jobs we think
form part of the B class economy. How we do this is set out in the appendix D.
They are also considered as part of our Labour Supply analysis where we consider all jobs
regardless of sector.
Our Past Trends analysis; informed by data from Hampshire Country Council (HCC), is only
available for the B class and the business activities that were formerly in the B class – offices,
R&D and light industrial.

17

Plus a number of similar uses that are legally classed as ‘Sui Generic’ uses but pragmatically locate on industrial sites
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So, while this study considers the whole economy, we do not advise on how much space may
be needed for non-B class jobs, because most sectors have a separate evidence base that
assesses their needs.

Past Take-up
The first, and probably the crudest but simplest approach to assessing future demand is
simply to project forward the past. As with any approach to ‘need’ set out in the PPG there
is no guarantee that there is land to accommodate this projection, but the logic flows that if
land was taken up in the past there is at least evidence of demand that similar may be taken
up again in the same market area (that may be in a different district).
For this assessment we use HCC monitoring data that identifies gains and losses of
employment floorspace and land for completed developments and those in the planning
pipeline extending back over a decade. The information is provided by employment use –
industrial, warehouse and office.
The results of this past trends analysis for the full 10 year and the most recent five years are
shown in the tables below. The final two columns of these tables identify a projection for the
Plan period based on past trends.

Table 5.1 Basingstoke and Deane past take-up (2010/11-2019/20)
Change 2010/11- 2019/20
Gains Losses Net change Per ann
sq m
sq m
sq m
sq m

Industrial
Warehousing
Office

34,393 107,405
36,603
2,362
10,663 83,328

-73,012
34,241
-72,665

-7,301
3,424
-7,267

Projection 2019-39
sq m

ha

-146,024
68,482
-145,330

-36.5
19.6

Source: HCC and Stantec analysis. Projected land (ha) for industrial is calculated at a 40% plot ratio and at 35% for
warehousing.

Table 5.2 Basingstoke and Deane past take-up (2015/16-2019/20)
Change 2015/16- 2019/20
Gains Losses Net change Per ann
sq m
sq m
sq m
sq m

Industrial
Warehousing
Office

Projection 2019-39
sq m

ha

25,895
27,353

67,181
2,076

-41,286
25,277

-8,257
5,055

-165,144
101,108

-41.3
28.9

5,404

52,526

-47,122

-9,424

-188,488

Source: HCC and Stantec analysis. Projected land (ha) for industrial is calculated at a 40% plot ratio and at 35% for
warehousing.

The projections based on past take-up for industrial and offices are negative because the
Borough has lost large amounts of industrial and office stock via planning permissions and
PDR. An element of the industrial losses has been because the Borough has recycled land
between the industrial sector and logistics in the past. The positive warehousing floorspace
numbers has been achieved by recycling land, and not from take-up on allocated sites
because no sites are allocated.
What we do see in the data is that industrial losses and warehouse take-up (of new space)
were both greater in the most recent five years, which to some extend reflects their interdependency, albeit industrial losses are running significantly higher than warehouse gains.
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Office losses were also greater in the most recent period, and are comparatively high over
ether period.
The only positive requirement based on past land take up is for warehousing – which over
the Plan period is for between 20-29 ha.

Labour Demand - Economic forecasts
The PPG requires consideration of the need for land arising from an assessment of ‘labour
demand’ and also ‘labour supply’. In reality the two approaches are linked because if there is
insufficient labour demand in the economy then any increase in labour supply will not result
in a need for additional employment space.
In the following analysis we first start with the baseline forecast from Experian. Unlike other
forecasting houses18 Experian are more explicit regarding their labour supply assumptions,
using ONS population projections at the local level as their baseline. Other forecasting
houses use their own population models that may not align with official data. For this
reason, and because Experian forecasts tend to be the more positive of the three economic
forecasters, which is relevant when planning positively for growth, we favour the Experian
forecast. We return to the population issue later when discussing labour supply.
The data we have used reflected Experian’s view as at April 2021, and broadly reflects the
Government’s view of a V shape Covid recession whereby the economy quickly rebounds and
returns to growth. The base year used for the forecasts is 2019, and the end date is 2039, so
our forecast period spans the recession and the ‘V’ recovery period. As discussed elsewhere
we have taken 2019 as the base date in order to span Covid on the assumption any land or
property vacated in Covid remains available to be taken up in the recovery period.

Comparison with the 2018 ENA forecast
First, we compare the economic forecast used in our last study (vintage March 2017) with
the version used in this work (April 2021). The April 2021 data in Figure 5.1 clearly illustrates
the Covid ‘dip’ and recovery. Over the life of the plan the newer forecast has fewer jobs at
2037 than the older model runs (around 5,000 less), and exhibits slower growth from around
2030 onwards.

18

The others forecasting houses being Oxford Economics and Cambridge Econometrics
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Figure 5.1 Comparison of Experian economic forecasts – Basingstoke
and Deane

Source: Experian forecasts March 2017 and April 2021

A point to remember when comparing the forecasts is that the older forecast pre-dated
Brexit and so any revision in outlook could be a product of both Covid, but also Brexit – and
other global factors. Nationally Experian have cut job growth between the March 2017 and
April 2021 model runs as illustrated in Figure 5.2, reflecting a weaker national outlook. The
chart compares the change in forecast jobs (with 2019 the index year) for Basingstoke and
Deane and the UK, between the latest and the older forecast.

Figure 5.2 Comparison of Experian forecasts – Basingstoke and Deane
and UK

Source: Experian forecasts and Stantec analysis

At the national UK level (comparing brown dashed and solid lines), we see the current
forecast is for lower growth and growth slowing marginally from around 2030. The current
forecast for Basingstoke and Deane (soli blue line) is more closely aligned with the national
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outlook than it was in March 2017 when it consistently ran ahead of the UK. Relative to the
UK, the local forecast improves from around 2030, but at a much lower growth trajectory
when compared to the March 2017 Basingstoke and Deane forecast (dashed blue line).

Demand assessment - method overview
To quantify the future demand within Basingstoke and Deane for industrial space, storage
and distribution and offices (the employment uses – Class B – including office and light
industrial that are now part of Class E), we start with raw economic data (job forecasts),
which is provided by Experian. The Experian’s data run covers every year between 19972041, thus spanning the proposed Plan period 2019-2039, but with a ‘past’ that helps us look
at trends. The economic data is constantly updated to reflect the latest official survey data,
with the most recent being 2019 surveys, and thus, the data up to 2019 reflects the official
data.
The Experian forecast for the whole economy is provided as 38 separate employment activity
(job) sectors that relate to the Standard Industrial Classification (SIC), and this ‘raw data’
forecast for Basingstoke and Deane is presented at Appendix A.
The method to turn the raw forecast into an estimate of future demand for employment
floorspace and land in summary is as follows:


Step 1 translate the Experian jobs by sector data into land use class data using our
bespoke sector-to-space mapping technique (a full explanation of this is provided at
Appendix B).



Step 2 translate demand for jobs into net demand for space using established job density
ratios and informed by our sense check of densities.



Step 3 calculate gross demand for space by accounting for future losses in the stock of
premises and land.



Step 4 identify gross supply of land and floorspace identified for employment use.



Finally at Step 5 calculate the market balance, comparing gross demand with gross
supply.

Step 1 Translating jobs from sectors into types of space
The output from mapping Basingstoke and Deane’s five digit BRES SIC data to the 38 sector
economic forecast data is shown in Table 5.3 below. The set of ‘jobs’ columns show the BRES
data for the Borough mapped to the 38 sectors by types of space, the two component parts
of core industrial – manufacturing and other industrial shown separately, then warehousing,
office and finally all other non-employment types of space.
Noteworthy is the total jobs in 2019 in the BRES data sum to 89,265 (column in the middle of
the table), which is less than the 99,300 figure in the Experian forecast (shown in the final
column). This difference is due to BRES being a sample survey, and Experian account of all
jobs. The final set of columns identify the percentage of jobs within each forecast sector by
type of space. These are the percentages that will be applied to the jobs forecast in the base
and plan years.
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Table 5.3 Translating job sectors into types of space, Basingstoke and Deane,
2019
Jobs
Core Industrial
Other
SIC SIC Division
Mfr
Whse
Indl
A Agriculture, Forestry & Fishing
B Extraction & Mining
C Food, Drink & Tobacco (manufacture of)
510
C Textiles & Clothing (manufacture of)
130
C Wood & Paper (manufacture of)
545
C Printing and Recorded Media (manufacture of)
130
C Fuel Refining
C Chemicals (manufacture of)
710
C Pharmaceuticals (manufacture of)
400
C Non-Metallic Products (manufacture of)
225
C Metal Products (manufacture of)
540
C Computer & Electronic Products (manufacture of) 1,195
C Machinery & Equipment (manufacture of)
425
C Transport Equipment (manufacture of)
280
C Other Manufacturing
605
D/E Utilities
260
F
Construction of Buildings
F
Civil Engineering
F
Specialised Construction Activities
2,595
G Wholesale
930 6,300
G Retail
H Land Transport, Storage & Post
2,290
H Air & Water Transport
I
Accommodation & Food Services
R Recreation
J
Media Activities
J
Telecoms
J
Computing & Information Services
K Finance
K Insurance & Pensions
L
Real Estate
M Professional services
N Administrative & Supportive Services
80
56
135
S
Other Private Services
205
O Public Administration & Defence
P Education
Q Health
Q Residential Care & Social Work
TOTALS

5,775

4,046

Per cent of total jobs by use
Core Industrial
BRES
Other
Office Other
Mfr
Whse Office Other
Total
Indl
1,660 1,660
0%
0%
0%
0% 100%
50
50
0%
0%
0%
0% 100%
510
100%
0%
0%
0%
0%
130
100%
0%
0%
0%
0%
545
100%
0%
0%
0%
0%
130
100%
0%
0%
0%
0%
0%
0%
0%
0%
0%
710
100%
0%
0%
0%
0%
400
100%
0%
0%
0%
0%
225
100%
0%
0%
0%
0%
540
100%
0%
0%
0%
0%
1,195
100%
0%
0%
0%
0%
425
100%
0%
0%
0%
0%
280
100%
0%
0%
0%
0%
605
100%
0%
0%
0%
0%
675
935
0% 28%
0%
0% 72%
2,025 2,025
0%
0%
0%
0% 100%
945
945
0%
0%
0%
0% 100%
10 2,605
0% 100%
0%
0%
0%
1,105 8,335
0% 11% 76%
0% 13%
7,865 7,865
0%
0%
0%
0% 100%
745 3,035
0%
0% 75%
0% 25%
10
10
0%
0%
0%
0% 100%
4,795 4,795
0%
0%
0%
0% 100%
2,210 2,210
0%
0%
0%
0% 100%
185
150
335
0%
0%
0% 55% 45%
1,550 1,550
0%
0%
0%
0% 100%
4,210
4,210
0%
0%
0% 100%
0%
2,370
2,370
0%
0%
0% 100%
0%
20
20
0%
0%
0% 100%
0%
1,435
1,435
0%
0%
0% 100%
0%
6,730
540 7,270
0%
0%
0% 93%
7%
3,811 2,563 6,645
1%
1%
2% 57% 39%
4,160 1,000 5,365
0%
4%
0% 78% 19%
1,225
640 1,865
0%
0%
0% 66% 34%
6,185 6,185
0%
0%
0%
0% 100%
8,325 8,325
0%
0%
0%
0% 100%
3,525 3,525
0%
0%
0%
0% 100%

8,725 24,146 46,573 89,265

6%

5%

10%

27%

2019
Jobs
1,100
0
600
0
400
400
0
600
500
300
700
1,200
300
0
900
1,000
3,200
1,300
3,700
8,800
8,700
3,400
0
4,800
2,700
500
1,700
4,200
2,500
0
1,300
8,300
8,100
7,000
2,600
7,000
7,600
3,900

52% 99,300

Source: Experian job sectors (April 2021), BRES data and Stantec analysis

Table 5.3 shows that in 2019 jobs in the industrial sector - manufacturing and ‘other’
industrial and warehousing accounting for 21% of total jobs in Basingstoke and Deane.
Office jobs account for a little over a quarter (27%), and collectively these three sectors, for
which the Council needs to plan for account for just under half of all jobs in the Borough. All
‘other’ job sectors (penultimate column) are jobs in activities such as health, education and
retail, and these account for a little over half (52%) of all jobs.
Next, in Table 5.4 we apply the proportions by type of space generated from the BRES data
to the sector level Experian job forecasts for the base year (2019) and the Plan end date
(2040).
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Table 5.4 Jobs forecast by type of space, Basingstoke and Deane, 2019-2039
Jobs
SIC SIC Division
A
B
C
C
C
C
C
C
C
C
C
C
C
C
C
D/E
F
F
F
G
G
H
H
I
R
J
J
J
K
K
L
M
N
S
O
P
Q
Q

2019

2039

Agriculture, Forestry & Fishing
1,100
Extraction & Mining
0
Food, Drink & Tobacco (manufacture of)
600
Textiles & Clothing (manufacture of)
0
Wood & Paper (manufacture of)
400
Printing and Recorded Media (manufacture of)
400
Fuel Refining
0
Chemicals (manufacture of)
600
Pharmaceuticals (manufacture of)
500
Non-Metallic Products (manufacture of)
300
Metal Products (manufacture of)
700
Computer & Electronic Products (manufacture of) 1,200
Machinery & Equipment (manufacture of)
300
Transport Equipment (manufacture of)
0
Other Manufacturing
900
Utilities
1,000
Construction of Buildings
3,200
Civil Engineering
1,300
Specialised Construction Activities
3,700
Wholesale
8,800
Retail
8,700
Land Transport, Storage & Post
3,400
Air & Water Transport
0
Accommodation & Food Services
4,800
Recreation
2,700
Media Activities
500
Telecoms
1,700
Computing & Information Services
4,200
Finance
2,500
Insurance & Pensions
0
Real Estate
1,300
Professional services
8,300
Administrative & Supportive Services
8,100
Other Private Services
7,000
Public Administration & Defence
2,600
Education
7,000
Health
7,600
Residential Care & Social Work
3,900
TOTALS
99,300

1,300
0
700
0
500
200
0
600
600
300
600
700
200
0
1,100
1,100
3,400
1,200
4,000
9,100
9,200
4,700
0
4,600
2,700
700
1,800
4,900
3,000
0
2,000
11,200
8,400
8,500
2,600
6,900
9,700
4,400
110,900

Jobs change by type of space
Change Industrial Whsing
200
0
100
0
100
-200
0
0
100
0
-100
-500
-100
0
200
100
200
-100
300
300
500
1,300
0
-200
0
200
100
700
500
0
700
2,900
300
1,500
0
-100
2,100
500
11,600

0
0
100
0
100
-200
0
0
100
0
-100
-500
-100
0
200
28
0
0
299
33
0
0
0
0
0
0
0
0
0
0
0
0
6
57
0
0
0
0
24

Office

Other

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
110
0
700
500
0
700
2,685
172
1,163
0
0
0
0
6,030

200
0
0
0
0
0
0
0
0
0
0
0
0
0
0
72
200
-100
1
40
500
319
0
-200
0
90
100
0
0
0
0
215
116
280
0
-100
2,100
500
4,332

0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
227
0
981
0
0
0
0
0
0
0
0
0
0
6
0
0
0
0
0
1,214

Source: Experian for the job numbers, BRES and Stantec analysis for the translation of this to type of space.

The forecast shows a growth of 11,600 jobs overall (as summed in the ‘change’ column of
Table 5.4 above). The final four columns in the table identify the type of space that the jobs
will need to occupy. Over half the job growth is forecast to be in office sectors, with a
further10% in warehousing, and core industrial largely flat.

From economic forecast to the demand for floorspace and land
With forecast job change now identified by type of space, next the assessment moves on to
calculate a floorspace land requirement for each of the use class types. This is done firstly
for industrial space (manufacturing and other industrial activities) then warehousing, and
finally for office.
While we keep industrial and warehousing activities separate in our calculations, in practice
the local market is ‘blurred’ between the two markets, and units rarely operate solely as
either a manufacturing or warehouse unit. Many firms manufacture and distribute from the
same unit, and most space can equally operate as one or other.
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As we have seen the Experian economic forecasts show negligible job growth over the Plan
period for industrial activities, and relatively low growth forecast for warehouse jobs at only
60 jobs per annum. This is slower than our estimate of recent warehouse job delivery in the
Borough where around 100 jobs per annum have been gained over the 2011-19 period. On
this basis we run a second warehousing scenario that assumes, counter to Experian, that this
past trend job growth continues. For this scenario job density and plot ratios remain as for
the baseline. A third and final scenario is based on the past trend job change, but lower
density and plot ratios are applied.

The demand for Industrial
We start with the calculation of the demand for industrial land. This section sets out the
method employed and then the results of the calculations.

Step 2 Method: Translating demand for jobs into demand for space
Step 2 has three stages:


Firstly, we identify how much floorspace each type of job will require – referred to as
density ratios)



then we make an allowance for some flexibility in the market – referred to as the
‘vacancy factor’



finally, an allowance for any current under-provision in the existing stock – the stock
vacancy adjustment.

We expand on the three stages below.
Density ratios
Each new job generates a requirement for additional floorspace; the floorspace needed for a
job is referred to as the employment density ratio. We have used the density ratios in the
HCA Employment Densities Guide19. That Guide, published in 2015, is the most recent
evidence on employment densities and is an industry standard source for this purpose. The
guide identifies densities for a number of different sub-categories of the use classes.
For industrial the HCA range is 36 sq m Gross Internal Area20 (GIA) /worker for B2 and for
light industrial 47 sq m Net Internal Area21 (NIA) / worker. So we have consistent data we
calculate the GIA for light industrial by adding 15% as advised in the HCA guide and then
average the sum of the B2 and light industrial to arrive at 45 sq m GIA / worker for the
combined industrial class. We convert NIA to GIA rather than the other way round because
data for one of the adjustments made here uses GIA floorspace, and ultimately GIA is what is
required for planning purposes.
Our method assumes that the floorspace per job ratios identified for the base year continue
unchanged over the forecast period.

19

Homes and Communities Agency, Employment Density Guide 3rd edition, Nov 2015

20

Gross Internal Area refers to the entire area inside the external walls of a building and includes corridors, lifts, plant
rooms, service accommodation (e.g. toilets).
21

Net Internal Area t includes entrance halls, kitchens and cleaners’ cupboards, but excludes corridors, internal walls,
stairwells, lifts, WCs and other communal areas.
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Vacancy factor
To this demand for space generated by future change in jobs we make an allowance for
some flexibility in the market – referred to in the tables that follow as the ‘vacancy factor’.
This is because in a healthy property market there should always be some vacant floorspace,
to allow for units that are empty between tenancies (perhaps while they are being
refurbished) and generally for choice and competition. As a rule of thumb, property agents
generally agree that this ‘normal’ or ‘natural’ vacancy should be between 5% and 10% of the
floorspace stock. We have used the mid-point of these figures, 7.5%.
A natural vacancy of 7.5% means that, of every 100 sq m of space, 92.5 sq m would be
occupied and 7.5 sq m would be vacant. Therefore, for every 92.5 sq m of additional space
that will be taken up by occupiers, developers will aim to provide a further 7.5 sq m that will
remain vacant. Hence the developer demand for net additional space will be 7.5 / 92.5 =
8.1% above occupier demand.
Under-provision in the existing stock
The third and final addition made in the net demand calculation is an allowance for current
under-provision in the existing stock. This is referred to on the tables that follow as the
‘stock vacancy adjustment’. This builds in a little flexibility because an efficient property
market needs between 5-10% vacant space to provide for choice and flexibility, thus we add
a vacancy factor allowance to return the existing stock to 7.5% vacancy where it is below
7.5%, or make a deduction where there is surplus vacant stock i.e. where vacancy exceeds
7.5%.
The VOA publishes a combined industrial and warehousing stock figure and we use Co-star to
identify a vacancy rate. From our property market assessment we know that industrial stock
accounts for the vast majority of this stock, and thus we apply the adjustment to the
industrial rather than the warehousing stock.
Conversion to land
The core industrial floorspace requirement can then be converted into a land requirement by
applying a ratio of 40%. This is the ratio of building floorspace to the remaining area used for
service areas, turning heads, vehicle parking and outdoor storage, and our property market
research shows that operators place increasing importance on such outdoor space.

Step 2 Results: Translating demand for jobs into demand for space
The following tables identify the net demand for industrial floorspace over the 20 year plan
period 2019-39.
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Table 5.5 Net demand for industrial floorspace/land, Basingstoke and
Deane 2019-39
Industrial
a Jobs change (2019-39)

24

b Density factor (sq m GIA /job)

45

c Occupier demand (sq m GIA) [a*b]
d Vacancy factor (sq m) [c*8.1%]

1,061
86

e Stock vacancy adjustment (sq m GIA)

42,380

f

43,527

Net demand (sq m GIA) [c+d+e)]

g Land (hectare) [f@40%]

11

Source: jobs Experian with Stantec analysis, density factor – HCA Employment Densities Guide 2015 Stock vacancy
adjustment CoStar (2.6%) and VOA for the 2019 total stock of floorspace (871,000 sq m). Land – converted from
floorspace by applying a 40% floorspace plot ratio.

The table shows that the job forecast for industrial is effectively zero (an increase of just 24
jobs over the 20 year period roughly one job per annum). This compares to a positive 46 per
annum in the 2018 Economic Needs Assessment study.
The largest adjustment we made is via a vacant stock adjustment (row e). In 2019 around 3%
of the industrial stock was vacant (2.6%). This is widely recognised to be too low for the
market to function efficiently – allow firms to move into larger or smaller units subject to
their business needs. There is evidence that suggests densities have tightened in the stock as
space has been lost but not the jobs.
We have allowed an adjustment to provide additional stock to allow for improved vacancy
rates. But it is also possible that this could allow some firms to expand their space needs
even if they don’t gain jobs. Also, provision of additional stock could facilitate the reuse and
redevelopment of older manufacturing sites for new logistics uses.
Thus, to restore the optimal level 7.5% of vacancy, an addition equivalent to 4.9% of the total
industrial stock - 42,000 sq m, is needed.
The overall net industrial demand based on the baseline Experian forecast is 44,000 sq m. In
land terms at a 40% plot ratio this is an 11 ha requirement. But this is net demand, and for
land use planning purposes we need to turn this into a gross demand figure.

Step 3 Method: calculating gross demand
Next, we turn net demand (the floorspace generated by job change plus an adjustment for
current under-provision) to gross demand. We need to do this to identify the total industrial
floorspace that will be developed if the planning authority provides land for it.
We do this by accounting for future losses in the stock of premises and land. We use
planning monitoring data supplied by the Council to identify future losses, and given that we
know the existing stock is virtually at full occupation, our approach is to plan to replace these
losses in full. We factor in three types of losses (i) any completions to other uses since the
Plan base date 2019, (ii) any unimplemented permissions resulting in the loss of employment
floorspace and (iii) any plan allocations that would see employment use lost to other uses.
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Step 3 Results: calculating gross demand
Table 5.6 starts with net demand, then adding losses of industrial floorspace completed to
date (h), losses of industrial space implied by outstanding planning permissions (i) and losses
identified through plan allocations (j). Total future losses are given (k) and then gross
demand is summed in floorspace terms (l) and in land terms (m).

Table 5.6 Gross demand for industrial floorspace, Basingstoke and
Deane 2019-39

Industrial
Sq m
g Net demand (sq m GIA)

43,527

Industrial losses (add to demand)
h Completions 2019-20
i

Planning permissions

j

Plan allocations

2,465
17,060
0

k Total future losses (h+i+j)

19,525

l

63,052

Gross demand (sq m GIA) [g+k]

m Gross demand (hectare) [l*40%]

16

Source: Council planning monitoring data and Stantec analysis

The completed losses numbered five in total, all of modest scale (circa 600 sq m) with only
one being within an SEA - the change of use of a light industrial unit to a D2 leisure use at
Daneshill.
There is one large industrial loss – the ITT Defence site, Jays Close on Viables that is being
redeveloped for warehousing, and accounts for around 16,000 sq m of the total permissions
losses, plus four very modestly sized unimplemented planning permission losses. The four
are mostly rural industrial converted or redeveloped for residential, with one permission for
change of use to gymnasium at Daneshill.
With no Plan allocation losses, the total planned losses total just below 20,000 sq m, and
added to the net demand generates a gross demand of 63,000 sq m, which at a 40% plot
ratio requires 16 ha of land.

Step 4 Method: calculating gross supply
The penultimate stage is to identify the known future floorspace and land supply available
for industrial uses. We account for three types of supply (i) any employment floorspace
completed since 2019, (ii) any extant planning permissions for employment uses and (iii) any
plan allocations for industrial use.

Step 4 Results: calculating gross supply
Table 5.7 below summarises the industrial supply ‘pipeline’ and the text that follows
identifies the specific schemes and sites.
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Table 5.7 Gross supply of industrial floorspace/land, Basingstoke and
Deane, 2019
Sq m
n

Completions 2019-20

12,130

o

Planning permissions

4,449

p

Plan allocations

q

Total supply (sq m GIA) [n+o+p]

r

Total supply (hectare) [q*40%]

0
16,579
4

Source: Council planning monitoring data and Stantec analysis

The main industrial development completed in 2019/20 was the three unit Tyson Park
development at Larchwood in Chineham Park which accounts for the vast majority of the
floorspace with three other small industrial schemes.
Schemes with planning permission, but that are yet to be implemented number six and total
4,449 sq m. The main permission is 3,300 sq m off Ardglen Road, Whitchurch, but otherwise
the permissions for industrial units are very minor.

Step 5 Method: calculating market balance
The final stage of this quantitative assessment is to calculate the market balance, which
assesses if there is sufficient supply to meet the identified demand for industrial land.
If the balance is positive then there is sufficient, or possibly more than sufficient land to meet
the demand. If there is a shortfall, this will denote a need for more land to be identified and
allocated in the plan.
This step compares gross demand with the available supply (gross supply) to identify the
market balance.

Step 5 Results: calculating market balance
Table 5.8 below carries forward the gross demand and gross supply in land terms from
previous tables and calculates whether there is sufficient supply in quantitative terms to
satisfy the identified demand - the balance.

Table 5.8 Industrial market balance, Basingstoke and Deane
Ha
m Gross demand
r

Gross supply

s

Over (under) supply [m-r]

16
4
-12

Source: Stantec analysis
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In quantitative terms the Borough has a shortfall of industrial land of 12 ha. As referred to
earlier this figure is predominantly a product of providing some choice and flexibility in the
industrial property market, to ensure the market does not constrain economic growth.

Conclusions and discussion on the future for industrial
Starting with the manufacturing sectors – the forecast shows no job growth – with a very
small (insignificant) gain over the plan period.
They key message from this analysis is that the longer-term picture of industrial
manufacturing decline is now moving into reverse. While growth is modest the fact that it is
not declining is the critical issue. This has quite significant implications for housing land
supply because many brownfield sites were previous manufacturing sites. This slightly
positive job position has been evident for a number of years now and we noted this in our
2018 report.
In our assessment the largest adjustment we made is via a vacant stock adjustment. The
data indicates that in 2019 vacancy was around 3% of the industrial stock with the latest data
(2021) indicating a 4% vacancy. This is widely recognised to be too low for the market to
function efficiently – to allow firms to move into larger or smaller units subject to their
business needs and for there to be choice in the market. There is evidence that suggests
densities have tightened in the stock as space has been lost, but not the jobs.
We have made an adjustment to provide additional stock to allow for improved vacancy
rates. But it is also possible that this could allow some firms to expand their space needs
even if they do not gain jobs. Also, provision of additional stock could necessitate the reuse
and redevelopment of older manufacturing sites for new logistics uses.

The demand for Warehousing
We now turn to calculate the quantitative demand for warehouses. The method for
identifying the demand for warehouses follows the same general approach as that described
above for industrial land. The differences concern the densities and plot ratio calculations,
and these are set out and explained in the commentary below.
For warehousing we have three scenarios – the baseline Experian job forecast, then a past
trends job projection based on job delivery over the 2011-19 period, which is post financial
crisis and prior to the pandemic. This second scenario is based on the same job density and
plot ratio as the baseline, and then the third scenario which is based on the past trends job
delivery (the sensitivity scenario), but for which a lower job density and plot ratio are
applied, which provides a high end maximum requirement.
As regards the sensitivity scenario we have used ‘worst case’ plot ratios and employment
densities. There is counter evidence demonstrating operators can make much more
intensive use of their land and property with the (detailed) J7 application promoting around
2,000 jobs (1,400 FTE) on a 16 ha site 22.
We have projected past job change as opposed to past floorspace change for warehouses to
reflect market concerns, raised as part of the consultation, that a lack of land in the area has

22

Using the assumptions in the density scenario we would expect 16ha of land to accommodate 56,000 sqm and only
around 800 jobs.

December 2021

56

Basingstoke and Deane - Economic Needs Assessment

constrained floorspace growth and firms have not been able to access the quantum of
floorspace that they would have. So past floorspace growth is a poor guide as to how much
land is needed in the future.

Step 2 Method: Translating demand for jobs into demand for space
As referred to earlier Step 2 has three stages and here we comment only on the differences
for the warehouse calculations.
First, we consider what density ratio is appropriate for warehouses in Basingstoke and
Deane. The HCA Guide identifies three types of warehousing, national distribution centres,
regional distribution centres (RDC) and ‘final mile’, with densities at 95, 77 and 70 sq m Gross
External Area (GEA) / job respectively. Our market evidence suggests that it is last mile
logistics that is driving demand, and this would support the 1:70 sq m GEA density and is in
practice only slightly lower than the 1:77 quoted for RDCs. This 70 sq m GEA is used in the
calculations for baseline and past trends.
However, for the past trends sensitivity scenario, we base this on the higher RDC density
ratio to ensure we identify the maximum land take that future job change could require.
This would also better reflect the more strategic type of warehousing recently promoted at
J7.
The HCA Guide advises that for warehouses the net area can be as much as 95% of the gross
area, and so to convert GEA to GIA it advises a reduction of 5%. The density ratio therefore
works out as 67 sq m and 73 sq m/worker respectively.
As for industrial, we apply this floorspace per job density ratio to the base year and over the
forecast period.
As explained in the industrial calculations, the allowance for under-provision in the existing
stock is applied wholly to industrial and not to the warehousing sector.

Step 2 Results: Translating demand for jobs into demand for space
The following tables identify the net demand for warehousing over the 20 year plan period
2019-39. In Table 5.5 three scenarios are presented for warehousing – the first ‘baseline’
takes the Experian forecast for the 2019-39 period, and the second ‘past trend’ identifies the
warehouse jobs delivered in the 2011-19 period and applies the average annual change for
that period to the 20 year 2019-39 period, and thirdly the past trend sensitivity scenario.
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Table 5.9 Net demand for warehouse floorspace/land, Basingstoke and
Deane 2019-39
Baseline Past trend
a Jobs change (2019-39)
b Density factor (sq m GIA /job)
c Occupier demand (sq m GIA) [a*b]
d Vacancy factor (sq m) [c*8.1%]

Past trend
Sensitivity

1,214

1,934

1,934

67

67

73

80,715

128,579

141,437

6,538

10,415

11,456

-

-

-

e Stock vacancy adjustment (sq m GIA)
f

Net demand (sq m GIA) [c+d+e]

87,253

138,994

152,894

g

Land (hectare)
[f@ plot ratio see source below]

22

35

44

Source: jobs Experian with Stantec analysis, density factor – HCA Employment Densities Guide 2015 Land –
converted from floorspace by applying a 40% floorspace plot ratio for the baseline and past trend and 35% for the
past trend scenario.

The table shows that the job forecast for warehousing both the forecast and the past trend
are positive generating an 88,000, 139,000 and 153,000 sq m demand respectively (row f). In
land terms at a 40% plot ratio this generates a 22 – 35 ha requirement, rising to 44 ha for the
sensitivity scenario which uses a 35% ratio. But this is net demand, and for land use planning
purposes we need to turn this into a gross demand figure.
We do not make an allowance for low vacancy rates in the current stock here (line e). This is
because this adjustment is already made when estimating the industrial need above, and the
VOA stock totals do not separate out warehousing. An adjustment to the industrial need
better reflects the existing stock in the borough.

Step 3 Results: calculating gross demand.
Next, we turn net demand into gross demand for warehousing, Table 5.10 runs through the
same calculation as that for industrial above, identifying where there are losses of
warehouse floorspace in the planning pipeline.
The warehouse losses comprise: floorspace completed to date (h), losses from outstanding
planning permissions (i) and losses identified through plan allocations (j). Total future losses
are given (k) and then gross demand is summed in floorspace terms (l) and in land terms (m).
The future losses are the same for the baseline forecast and both past trends based
approaches, and we present them here together so that with the addition of the net demand
discussed above it is clear how the gross demand has been calculated.
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Table 5.10 Gross demand for warehouse floorspace, Basingstoke and
Deane 2019-39

Sq m
87,253

Sq m
138,994

Past trend
Sensitivity
Sq m
152,894

930

930

930

1,749

1,749

1,749

0

0

0

2,679

2,679

2,679

89,932

141,673

155,573

22

35

44

Baseline Past trend
g Net demand (sq m GIA)
Warehouse losses (add to demand)
h Completions 2019-20
i

Planning permissions

j

Plan allocations

k Total future losses [h+i+j]
l

Gross demand (sq m GIA) [g+k]

m Gross demand (hectare) [l*35%]
Source: Council planning monitoring data and Stantec analysis

Land – converted from floorspace by applying a 40% floorspace plot ratio for the baseline and 35% for the past
trends.

Just one completed loss of a small rural warehouse to residential at Breach Farm, St Mary
Bourne.
There are three small unimplemented planning permissions that will result in an industrial
loss. All three are rural farm warehousing conversions and redevelopments for residential.
With no Plan allocation losses, the total planned losses total just below 3,000 sq m, and
added to the net demand generates a gross demand of 90,000, 142,000 and 156,000 sq m,
which remains unaltered from the net demand at 22, 35 and 44 ha of land.

Step 4 Results: calculating gross supply
The penultimate stage is to identify the known future floorspace and land supply available
for warehouse uses, and as for industrial we account for three types of supply (i) any
employment floorspace completed since 2019, (ii) any extant planning permissions for
employment uses and (iii) any plan allocations for warehouse use. These elements of supply
are summarised in Table 5.11 below and the text that follows identifies the specific schemes
and sites.
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Table 5.11 Gross supply of warehouse floorspace/land, Basingstoke and
Deane, 2019
Sq m
n

Completions 2019-20

0

o

Planning permissions

29,353

p

Plan allocations

q

Total supply (sq m GIA) [n+o+p]

r

Total supply (hectare) [q*40%]

2,600
31,953
8

Source: Council planning monitoring data and Stantec analysis

No warehousing schemes were completed in 2019/20. Schemes with planning permission,
but that are yet to be implemented number seven and total 29,353 sq m. The main scheme
being the ITT Defence site at Jays Close where three warehouse buildings totalling 17,312 sq
m will replace 16,000 sq m of industrial. Other notable warehouse permissions are at
Lutyens Close, Wella Road and Wade Road.
The plan allocation is for a minor remaining site at Jays Close, Viables.
Together the supply sums to almost 32,000 sq m, that in land terms is accommodated on 8
ha.

Step 5 Results: calculating market balance
The final step is drawing the demand and supply calculations together to identify the
balance, and this is shown for the Plan period as a whole.
Table 5.12 below carries forward the gross demand and gross supply in land terms from
previous tables and calculates whether there is sufficient supply in quantitative terms to
satisfy the identified demand - the balance.

Table 5.12 Warehouse market balance, Basingstoke and Deane
Baseline
m Gross demand (hectare)
r

Gross supply (hectare)

s

Over (under) supply (ha) [m-r]

Past Past trend
trend Sensitivity

22

35

44

8

8

8

-14

-27

-36

Source: Stantec analysis

In quantitative terms the Borough has a shortfall of warehousing land of 14 ha under the
baseline, 27 ha under the past trends that increases to 36 ha under the past trends sensitivity
scenario.

The demand for offices
We now turn to calculate the quantitative demand for offices. The method for identifying
the demand for offices follows the same general approach as that described above. The
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differences concern the densities and area calculations, and these are set out and explained
in the commentary below. The other change is that because the job numbers are much
more significant than compared with industrial and warehousing, we show these in five year
tranches. The tranches are shown so that the scale of the net demand (generated by job
growth) in the first five years (and thereafter) can be seen. The net demand is the only
aspect of the calculations to differ over time, and the calculations shown in the remainder of
the section all provide an assessment of gross demand, supply and the overall balance in
terms of the full 20 year Plan period 2019-39.

Step 2 Method: Translating demand for jobs into demand for space
As referred to earlier Step 2 has three stages and here we comment only on the differences
for the office calculations.
First, we consider what density ratio is appropriate for offices in Basingstoke and Deane. The
HCA Guide identifies a very narrow density range for general office functions 10-13 sq
m/worker NIA. Within this range the category that accounts for the bulk of office jobs –
professional services has a density of 12 sq m NIA, and so we use 12 sq m / worker. When
we come to convert the office floorspace to GIA we do so by increasing the NIA by 15% as
advised in the HCA Guide.
As for industrial, we apply this floorspace per job density ratio to the 2019 base year and
then over the forecast period. As mentioned above the net demand is shown in Table 5.13 in
five year tranches from the base year 2019, which is year ‘zero’.
The ‘vacancy factor’ and the allowance for under-provision in the existing stock are applied in
the exact same way as it is for the industrial calculations. The office demand calculations is
left as a floorspace demand, we do not identify a land demand because plot ratios can vary
enormously depending on setting. Office park ratios can be 40-60% floorspace to land area,
whereas town centre offices are generally at much higher ratios, commonly exceeding 100%
and can be considerably higher.

Step 2 Results: Translating demand for jobs into demand for space
The net demand for offices calculation is set out in Table 5.13 below.
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Table 5.13 Net demand for office floorspace, Basingstoke and Deane –
five year tranches - 2019-39
2019-24

2025-29

2030-24

2035-39

2019-39

1,137

1,442

1,835

1,615

6,030

12.0

12.0

12.0

12.0

12.0

13,649

17,305

22,024

19,384

72,362

d Vacancy factor (sq m) [c*8.1%]

1,106

1,402

1,784

1,570

5,861

e Stock vacancy adjustment (sq m NIA)

1,314

a Jobs change
b Density factor (sq m NIA /job)
c Occupier demand (sq m NIA) [a*b]

1,314

f Net demand (sq m NIA) [c+d+e]

16,068

18,706

23,808

20,954

79,537

g Net demand (sq m GIA) [e/0.85]

18,904

22,008

28,010

24,652

93,573

Source: jobs Experian with Stantec analysis, density factor – HCA Employment Densities Guide 2015 Stock vacancy
adjustment CoStar (7.2%) and VOA for the 2019 total stock of floorspace (435,000 sq m) applied to first five year
tranche.

Overall office occupier demand generated from job change is circa 72,000 sq m NIA, which
with the vacancy factor totals 78,000 sq m. The office stock vacancy in 2019 was 7.2%, very
close to the optimum rate, and only requires a 0.3% adjustment that set against a stock of
435,000 sq m in 2019 equates to an adjustment of just 1,300 sq m, and a total net demand of
almost 80,000 sq m NIA. The conversion from NIA to GIA applies the HCA 2015 guidance of a
15% uplift, and thus the net demand for office floorspace over the Plan period under the
baseline scenario calculates to just less than 94,000 sq m GIA.
Table 5.13 shows that the forecast office job change by five year tranche is much lower in the
immediate 2019-24 period23 compared with the later tranches, and this can be explained
because it straddles the economic consequences of the Covid pandemic. Tranches two and
three see increasing job change before falling back to around the average for the preceding
ten years in the final tranche. The existing stock vacancy adjustment takes immediate effect,
with the immediate five years generating a relatively modest requirement of 19,000 sq m.

Step 3 Results: calculating gross demand
Next, we turn net demand into gross demand for office, Table 5.14 runs through the same
calculation as that for industrial above, identifying where there are losses of office floorspace
in the planning pipeline.

23

2019 is the base year (year zero) and job change is counted from 2019 to 2020 (year one) to 2024 (year 5). The other
periods count from the end of the preceding period (i.e. 202 is year zero for the second tranche.
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Table 5.14 Gross demand for office floorspace, Basingstoke and Deane
2019-39
2019-39
Sq m
g

Net demand (sq m GIA)

93,573

Office losses (add to demand)
h

Completions 2019-20

4,478

i

Planning permissions

26,751

j

Plan allocations

k

Total future losses (h+i+j)

l

Gross demand (sq m GIA)

0
31,229
124,802

Source: Council planning monitoring data and Stantec analysis

All seven of the completed office losses are prior approval change of use to residential.
There are a dozen unimplemented permissions that will result in office loss, and all but one
are Prior Approval office to residential conversions. The two largest schemes being the Unity
Place scheme on Hampshire International that will see a loss of 12,400 sq m of office space,
and Normandy House located close to Basing View within Basingstoke town centre that
currently provides 9,800 sq m of office floorspace. The other office losses are minor in scale.
The one office loss to not involve prior approval to residential is part of one floor at
Mountbatten House, Basing View that has permission for office floorspace to change to a
café.
With no Plan allocation losses, the total planned losses total around 31,000 sq m, and added
to the net demand generates a gross demand over the full Plan period of approximately
125,000 sq m. This translates to a 50,000 sq m gross demand in the Plan’s first five years.

Step 4 Results: calculating gross supply
The penultimate stage is to identify the known future floorspace and land supply available
for office uses, and as for industrial we account for three types of supply (i) any employment
floorspace completed since 2019, (ii) any extant planning permissions for employment uses
and (iii) any plan allocations for office use. These elements of supply are summarised in Table
5.15 below.

Table 5.15 Gross supply of office floorspace, Basingstoke and Deane,
2019
Sq m
m Completions 2019-20

0

n

Planning permissions

17,752

o

Plan allocations

19,500

p Total supply (sq m GIA)

37,252

Source: Council planning monitoring data and Stantec analysis
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There have been no office completions in 2019/20, but seven schemes presently have
permission totalling nearly 18,000 sq m. The two principal sites are Plot K/K1 at Basing View
which is under-construction, and Spindlewood, Chineham.
Five sites across three locations are allocated for office use – City Wall House, Basing View,
two sites at Jays Close, Viables and two sites at Chineham (Elderwood and land adjacent to
Alberto Culver). These sites total 3.3 ha, which at a 60% plot ratio would deliver 19,500 sq
m.
The potential supply therefore totals approximately 38,000 sq m. This is a little more than
the losses (31,000 sq m), but with both losses and gains being very largely in unimplemented
permissions it is unclear in terms of the overall balance whether one cancels out the other.
The property market chapter that preceded this chapter found that rent levels only make it
generally viable to maintain and refurbish the existing stock, and are not sufficient to
stimulate speculative development. It goes on to conclude that the outlook for the
Chineham and Viables office market is unlikely to improve faced by the strengthening
competition from the town centre (and edge of centre) market and in particular Basing View.

Step 5 Results: calculating market balance
The final step is drawing the demand and supply calculations together to identify the
balance, and this is shown for the Plan period as a whole and also per annum, in Table 5.16
below.

Table 5.16 Office market balance, Basingstoke and Deane

l

Gross demand (sq m GIA)

p

Total supply (sq m GIA)

q Over (under) supply (sq m GIA) [p-l]

2019-39

Per annum

Sq m

Sq m

124,802

6,240

37,252

1,863

-87,550

-4,377

Source: Stantec analysis

In quantitative terms the Borough has a positive need over the Plan period for 88,000 sq m
of office floorspace. However, in the initial first five years the gross need of 50,000 sq m is
largely met by the available supply of 37,000 sq m.

Conclusions and discussion on the future for offices
The assessment generates a positive need for new office space. However, there is evidence
that Basingstoke and Deane (and many other areas) have for a number of years been
successfully delivering office jobs without associated floorspace.
As reported in our past trends analysis Basingstoke and Deane has been losing office stock.
Between 2011 and 2020 the Borough lost around a fifth of its stock – around 80,000 sq m of
space. Yet over the same period the Borough gained office sector jobs. There are now
around 3,000 more office sector jobs in the Borough than there were in 2011 – roughly a
25% increase.
The reason for this seeming anomaly is a continuation of the ‘densification’ of offices. This
was originally seen when offices were extensively remodelled to accommodate changes in
technology and particularly the shift to dense open plan offices. Coupled with this is
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increased homeworking which even pre-covid was increasing in popularity. In the last 20
years or so we have seen office densities fall from nearly 1:20 sq m to roughly 1:10. Sources
differ slightly, but the trend is clear – office space is much more efficiently used now than
was the case 20 years ago.
A more difficult question is how these changes may impact on office demand in the future,
once the pandemic is over.
Much of the evidence on this issue comes from opinion surveys, which usually suggest that
working practices will never return to what they were before the lockdown. One example, a
survey of 2,000 office workers, commissioned by the British Council for Offices (BCO) in
September 2020 – where some 60% said that in future they would alternate between home
and office working, against 30% who were considering returning to the office for five days a
week; 15% planned to work exclusively from home24. Similarly, on the employers’ side, in a
survey of 1,000 members of the Institute of Directors (IoD), three quarters expected to see
more homeworking after the pandemic, and more than half planned to use less office space
than previously. More recent surveys support this view with workers looking to re-balance
homeworking with traditional offices, but it will take a while before even short-term trends
become clear.
These and similar surveys do not signal the death of the office. On the contrary, they confirm
that employees and employers value office space and will continue to use it. Thus, in the BCO
survey around 70% of workers said the office was valuable for learning, developing networks
and socialising, and following the IoD survey the organisation’s director of policy commented
that for many companies ‘bringing teams together in person proves more productive and
enjoyable’. Many other surveys record similar findings.
Genuine facts about post-Covid working are hard to come by. But in summer 2021 the DoT
consulted on changes to the SWR timetable which was based on research suggesting
commuter rail journeys would recover to only 60% of pre-pandemic levels25. Care is needed
directly reading this in the Basingstoke context because the SWR network includes the
extensive suburban rail network, but this is still a a very clear message from a Government
Department that the office market will not fully recover post-Covid.
One counter-point to the surveys and analysis above is that while, post-Covid, fewer people
may work ‘in the office’, it is possible that employers and employees will seek additional
space for ongoing social distancing (of some form to be decided) and that offices may need
to be reconfigured to accommodate more meeting and circulation space. This is one view
being offered by some agents, although we suggest that early indications are that occupiers
are squeezing their office space partly because there are what may prove to be short term
cost pressures.
We are also told that existing and future occupiers are exerting pressure on their landlords –
including demanding break clauses and ‘soft’ incentives to take space at the moment
because they are all reserving their respective positions in case the market changes in the
future.

24

See https://www.theguardian.com/technology/2020/mar/13/covid-19-could-cause-permanent-shift-towards-homeworking and http://www.bco.org.uk/News/News46982.aspx
25

https://www.southwesternrailway.com/plan-my-journey/timetables/timetable-consultation-december-2022
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Will the increase in densities continue?
In our assessment above we have assumed a fixed employment density – we have not
reduced densities to allow for additional homeworking, but nor have we increased them to
allow for additional social distancing. This would tie in with the weak development market
and lack of viability in the market we noted above.
In regard to agile working and new technology, we note the conclusions of the 2013 BCO
report26, which suggested that firms would struggle to continue to intensify their use of
space, and there would come a natural limit on how intensively used office spaces can be.
This is partly for technical reasons including building control regulations concerning ‘means
of escape’. But there are also more tangible factors, such as making offices attractive to
current and potential employees. In a tight labour market some firms cannot afford to
‘squeeze’ their office workers into ever smaller spaces, and need to offer higher quality
offices to secure talent. Post COVID-19 it is less than certain that firms and employees will
accept being ‘squeezed’ further.
A related feature of the BCO reports is that they show virtually unchanged densities over the
last five years, at around 10 sq m per worker in both 2013 and 2018. So, there is some
evidence that pre-pandemic densities may have been stabilizing.
In essence by keeping employment densities fixed at a pre-Covid level we may be
exaggerating the true need for office space. But, if we were simply to assume tightening
densities in the future, there is a risk that we accidently constrain the market if it rebounds in
a very different way.
Managing the impact of Covid
The analysis above follows the Planning Practice Guidance and uses a method accepted by
Inspectors as ‘sound’. The approach estimates ‘need’ and discusses the risks and
uncertainties around key assumptions and most obviously around how office jobs may (or
may not) be linked to floorspace growth.
As can be seen from the discussion above, pre-Covid there was an observed trend of
‘spaceless job growth’ as firms made better use of their stock to accommodate job growth.
But there was a concern that this trend could not continue for ever and so most evidence
bases would err on the side of caution. Space that was permitted to be lost would be
replaced and additional space provided to allow for job growth. Ideally councils would
provide sufficient land to meet needs over their whole plan period.
However, in the current market and as Covid becomes more prolonged it is less certain that
planning for pre-Covid demand will be robust.
To manage this risk, we do not suggest amending the calculation of ‘need’. There is no
robust evidence to build a post-Covid scenario for a whole plan period. Instead, we would
suggest taking the analysis as an aspirational return to pre-Covid ‘business as usual’ and
managing the supply of land in line with the phasing shown in Table 5.13.
As a starting point, the analysis above shows the pipeline future losses are broadly equal to
the future pipeline supply. Future supply is around 37,000 sq m and pipeline losses around
31,000 sq m. The difference is marginal given the scale of stock in the Borough. What this

26
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suggests is that there is some short-term supply to accommodate any short-term
uncertainties. On paper the sites can be lost and replaced.
As regards future need – to accommodate future job growth – we suggest taking a more
measured approach when compared to pre-Covid advice and focusing on the 5 year periods
set out in Table 5.9. We would suggest the Council looks to ensure that supply is readily
available around plan adoption to meet the first 10 years of the need shown in Table 5.17
below – a figure of 41,000 sq m.

Table 5.17 Net demand for office floorspace, Basingstoke and Deane –
ten year tranches - 2019-39
Office net demand
g

Net demand (sq m GIA)

2019-29

2029-39

40,911

52,662

Source from Table 5.9, five year periods aggregated into two ten year periods

This does not necessarily mean that sites must have planning permission, but should be
capable of meeting need – should it emerge. One challenge across the whole of England is
that with a weak office market, sites are not promoted for office development and positive
planning applications not progressed. It is challenging for councils to rely on promoted sites
to demonstrate a plan period supply. So, beyond the 10 year period we would suggest an
‘area of search’ type approach – the plan looks to protect the long term reservoir of potential
capacity in policy preferable locations, while not looking to demonstrate that it is fully
deliverable given the current (and short-term outlook) market.
This pragmatically for Basingstoke, suggests that a long term vison process may be
appropriate for the town centre. A process where the plan recognises and protects the plan
period capacity as a reservoir of supply and reviews this at a periodic plan review when the
24 year future is clearer. A medium and long term risk is that the short-term market signals
for other uses squander medium and long term opportunity sites to the Borough’s
detriment. The Borough has a rare asset in the portfolio of sites and land around the town
centre and station that if lost from employment uses may never be replaced with sites of the
same quality and highly accessible location.
Ten years is a sensible period to provide land for, because it provides scope to return to a
pre-Covid planning ‘normal’, and in this event, the land supply ‘topped up’ through a periodic
plan review before it expires.
In summary, as a pragmatic planning scenario for offices which balances the risk of
over/under supply with very challenging market signals we suggest:
A) Seeking to maintain a positive supply of sites in the (reasonably) short-term, roughly
equalling the scale of planned losses. This provides flexibility to quickly replace losses
that are already committed and may generate a demand for replacement space. But
also reflects the risk that these losses may not be replaced, and the jobs accommodated
in post-Covid homeworking trends. To respond quickly this supply should be from sites
with planning permission or quick to deliver allocated sites. At the moment the pipeline
is roughly in balance.
B) To manage a possible ‘return to the office’ scenario – or any other possible scenario
where Basingstoke demand returns in strength, around 10 years of future need should
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be readily available. This space could, demand willing, be delivered within the first 10
years of the plan. This could be from allocated sites that do not yet have planning
permission. Some consideration will need to be given in the wider evidence base, and
particularly around viability, because ‘stand-alone’ offices are unlikely to be viable for the
foreseeable future.
C) For the period post 10 years the Council should look to identify and protect the capacity
of key sites (particularly town centre and Basing View) to respond in a more positive
market outlook following a reservoir approach. When looking to masterplan, and
develop polices for the town centre, consideration should be given to quantifying a
medium and longer term (post year 10 supply) and set out what steps are needed to
translate that supply into floorspace.
We recognise that ‘C’ could be seen as sterilising some land that could in the short-term for
example, be used for housing. But this short-term gain needs balancing with the long-term
opportunity. As a worst case scenario (best in terms of Covid outlook) the market does
return and Basingstoke benefits from an uptick in demand, but can only respond with new
out of town sites.

Conclusions
Industrial
Our assessment period starts in 2019 and at the base date we concluded that the market was
not in balance and was undersupplied. While we do not expect significant growth in
manufacturing, we don’t expect it to decline. Recognising that there is less than 3% vacancy
across the Borough’s existing industrial and warehousing we use a vacancy adjustment to
estimate how much additional stock is needed. This space could be taken to accommodate
additional job growth, floorspace growth or remain vacant. But our working assumption,
based on the evidence available, is that we do not need this space to accommodate net
additional jobs.
Because the stock vacancy adjustment is applied to how little vacancy there is in the stock,
the ‘offer’ should be similar in profile and directed to the smaller and more local end of the
industrial market. Qualitatively agents would suggest that this should be prioritised towards
a freehold offer because so much of the current stock is leasehold and in (largely) single
ownership.
Demand for industrial stands at 16 ha, with replenishing the existing stock to the optimum
level responsible for two-thirds of this, with re-providing space that is planned to be lost
accounting for the other third. The available supply stands at 4 ha, with three quarters of
this already completed in 2019-20. Thus, the balance to be found over the Plan period is 12
ha.

Warehousing
There is positive job growth associated with logistics and warehousing – and positive
floorspace growth observed in the past.
As a minimum 14 ha of new land is required to meet the Experian job forecast, which
increases to 27 ha under the past trends approach. Given we know that job delivery has
exceeded a forecast approach in the past (i.e. the 14 ha) it would appear sensible to plan for

December 2021

68

Basingstoke and Deane - Economic Needs Assessment

a continuation of past job delivery rather than looking to slow this growth. We would
therefore suggest using 27 ha as the minimum need for Basingstoke and Deane.
We have developed a sensitivity test where we project forward past job change, but
assumed that this change, is accommodated in large format RDC property at 1:77 and at a
35% plot ratio. This generates a need for 36 ha over the Plan period.
This is this is at the limit of what could be supported using local evidence and relies on every
job to come forward in this very inefficient (in terms of jobs) format whereas local evidence
suggests warehousing employment in the Borough is more mixed.
If possible, and we cannot confirm the future supply here, the Council should aim for the
upper 36ha on the grounds that we know that there is market demand for larger format
property in this market area which may better meet the format of land and property in the
sensitivity scenario.
As regards additional contingency; over and above these scenarios; we would note that our
36ha is projected over the full plan period and in any plan period we would expect economic
cycles. To manage this we suggest that the Council looks to ‘front load’ the land supply so
that is made available from plan adoption. By providing 15 years of land early there is
considerable scope to deliver jobs faster than our assessment has assumed. If this is the case
the land supply can be topped up via a plan review. This would appear to be a balanced and
pragmatic response to managing risk and uncertainty in a sector where there is so much
uncertainty around key assumptions such as employment densities.

Offices
For offices past trends generate a negative need for floorspace because the Borough has, via
PP or PDR, released stock.
However, we noted that this loss has not been followed by a loss of jobs – conversely jobs
have grown. This is because of ‘spaceless growth’ – a trend that may have been dissipating
pre-Covid as space planners struggle to find ways to fit more workers in already tightly
occupied office buildings. But could be offset by increased home working. Covid has added
a new layer of uncertainty.
Our forecast approach would suggest new land allocations could be justified if this spaceless
growth trend does not continue. If spaceless job growth slowed and offices are now largely
optimised, job growth would start to be translated into positive floorspace growth. In the
short-term this is unlikely because of an ongoing viability gap, but is plausible over a plan
period.
We suggest that the most positive approach would be to look to accommodate the forecast
increase in jobs and floorspace (as set out in the forecast), but look to identify urban (Basing
View) and town centre sites to meet this floorspace need.
But some small positive new land allocations could still be justified to provide a wider range
of opportunities. There are some that consider a post-Covid market may generate a
need/demand for new ‘local’ offices close to peoples’ homes and approaches for local scale
new office allocations – most likely coupled with housing to assist with delivering office
space – should be supported.
We therefore recommend seeking capacity for around 88,000 sq m of new office stock over
the plan period. In line with market evidence the Council should first consider town centre
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and Basing View capacity before ‘incidental’ office space delivered alongside new housing
allocations for very local needs before considering new allocation on new sites.
We would suggest that while there is no urgent need to ‘frontload’ the land supply given the
current lack of viability in the market, the Council should look to ensure that supply is readily
available around plan adoption to meet the first 10 years of the need – 41,000 sq m. The
priority should also be to identify and protect the ‘reservoir’ of potential good quality and
sustainably located land that in an improved market could respond to meet the Plan’s
employment land needs to 2039.
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6

Labour Supply and the Standard Method
Introduction
The PPG provides the standard method, or formula, that calculates each authority’s Local
Housing Need (LHN). This calculation (also known as the Standard Method) has changed
repeatedly in recent years. The current version was introduced in December 2020.
It starts from the household growth shown in the 2014-based official demographic
projections, to which it applies an affordability uplift based on the ratio of house prices to
earnings, in some cases a cap depending partly on the age and housing provision of the
approved development plan, and a further uplift for selected cities and urban centres (which
is not relevant here).
Para 010 of the Guidance27 is titled ‘When might it be appropriate to plan for a higher
housing need figure than the standard method indicates?’ Introducing the topic, the text says
that ‘the government is committed to ensuring that more homes are built and supports
ambitious authorities who want to plan for growth’. It then gives three examples of where
actual need may be greater than the standard method shows, comprising growth strategies
such as Housing Deals, strategic infrastructure improvements, and taking unmet need from
neighbouring authorities.

Labour market alignment
It is important to note that the Guidance no longer links housing need to future jobs. In
previous versions, housing needs assessment were required to ensure that there would be
enough housing to accommodate enough workers to meet the expected demand for labour
in the area. This requirement, known as labour market alignment, led to much complication
and controversy, mainly because the data and analytical tools that would provide clear
answers do not exist.
When the Guidance was updated in December 2020 that requirement was removed, so the
section on housing need makes no reference to jobs or the economy.
This of course does not mean that Local Plans should ignore labour market alignment. A
Local Plan with a housing target that is grossly inconsistent with its employment land policies
would risk being found unsound at examination, for example because:


It may fail the general NPPF tests of being effective – which includes being deliverable –
and being justified – which includes being based on evidence.



More specifically, it could show failure to comply with the requirement that planning
policies should address potential barriers to investment, which include ‘inadequate
housing’ (NPPF para 82c, part of the Economy section).



Perhaps most important, it could go against sustainability objectives, for example if it
causes longer journeys to work, especially by car.

In this section we look to ensure that the Standard Method provides sufficient housing to
meet our economic needs and that a lack of homes will not act as an economic constraint
and so run the risk the plan being unsound.

27

010 Reference ID: 2a-010-20201216
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But, one major challenge facing many local authorities is that the Government's housing
target as expressed in the Standard Method, is much higher than official household
projections could support. The Government’s 300,000 dpa national target for housing
delivery is around double the household growth suggested in the 2018 based household
projection (165,000 dpa). So, at the national level it is likely to be a lack of people as
opposed to houses which may act as an economic constraint. As we discuss below this may
also apply locally because the number of homes the Council is required to deliver exceeds
those that would be needed simply to support population growth and trend based migration
flows.
As discussed in Appendix C, in Basingstoke’s case the Standard Method reports a housing
target considerably higher than trend based population and household projections would
suggest. This is because the affordability uplift increases need to be around 30% compared
to the 2014 based population projections. The uplift is considerably greater compared to the
more recent 2018 based projections, but as discussed in the appendix these need treating
with considerable care here. Either way there are more homes required here than are
simply needed to accommodate trend based population growth.
It is a very legitimate question for interested parties to ask whether the 300,000 new homes
per year will be delivered? Will housing actually become more affordable and more
accessible to those who, in 2021, cannot access housing?
Unfortunately, those are not questions we are given scope in the national planning guidance
and associated policies to query28. 300,000 dpa and the boost in housing supply is now a
national target.
So how will the new households form?
With more homes in the supply, and assuming these are built those households will look very
different to the households assumed in the ONS population projects projections – including
those used to inform the Experian forecast.
There are only two possible outcomes to this dilemma. Firstly, as per the Government’s
stated policy position, the new homes could assist with affordability and household
formation. This must be the core assumption for planning because while the Government
has increased housing supply it has not increased the official view of the population size.
The second possible outcome is the homes are filled with migrants. But, post Brexit the
Government’s position is one of lower migration into the UK. If we were to assume,
nationally, that migrants would fill the gap between the official projections and the Standard
Method, the Government’s overarching rationale to boost housing to make the stock more
accessible and affordable would be undone.
So, for this work we, working with NMSS, sensitivity test the Standard Method. We do this in
two ways:

28

There are some limited ‘exceptional circumstances’ where a planning authority can promote an alternative. In summary
this is designed to allow National Parks and other areas where the Standard Method data inputs do not work to use an
alternative. Eg. the 2014 based demographic projections are not available for National Parks. Or where there are known,
and demonstrable errors in the data.
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Firstly, we look to see how credible it is that the additional homes in the Method can be
‘absorbed’ into household formation, making homes more affordable and accessible to
residents.



Secondly, we look to see how many more people could be accommodated in the area if
we were to assume no improvement in household formation i.e. that all the additional
homes were filled by people migrating to Basingstoke and Deane from the rest of
England.

The Experian View
Population is an input into the Experian model and required to ensure that the output is
credible in the context of population and labour supply growth. The model also estimates
job demand – the demand for jobs that is unconstrained by labour. The two factors are then
reconciled by adjusting commuting flows and economic activity rates. So, if one local
economy is performing better than another the model will look to reconcile this through
commuting for example.
There are however some limited occasions where the model cannot balance the market – for
example in parts of London where the labour supply shortage is absolute. In this
circumstance the model reports ‘unfilled jobs’. These are jobs that would be taken up if
labour was available.
Given the current low population projection (2018 based) for Basingstoke and Deane there is
a risk that the Experian model was reporting ‘unfilled jobs’ and the model does not express
full labour demand. So, our estimates of economic need discussed above could be too low.
We have discussed this with the Experian team who have confirmed that there are a very
limited number of ‘unfilled jobs’ at the very end of the plan period - with 500 reported at
2039. However, until that point job demand is met in full.
We note (and Experian agree) that the model has maximised the use of local Basingstoke and
Deane labour (as in the SNPP) and in Experian’s view, activity rates are as high as they would
consider reasonable. The model has also looked to adjust commuting flows – but reversing
flows is difficult as those workers are already employed elsewhere and Basingstoke and
Deane competes for labour with London and the Thames Valley.
If Basingstoke and Deane continues to deliver more homes, and a larger labour supply than
suggested by the demographic projections, this will not unconstrain job growth, but will
provide needed labour market flexibility and allow economic activity rates to fall.
It is the case that a larger population will generate some additional jobs – but these are
generally population servicing jobs directly tied to the size of the resident population with a
very weak ‘feedback’ loop to the B class economy.
Standard Method as an opportunity
The general intention of national housing policy is to purposely over provide land and
ultimately improve affordability. An objective that would be undone were we to assume that
homes over and above those needed to accommodate demographic growth are simple filled
with more inward migrated people.
However, the ‘headroom’ in the Method, by purposely providing more homes, could support
an aspirational economic outlook. – It could support a policy choice to provide more land for
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economic development than we have estimated above, and look to attract a larger working
age population.
Here we have looked to develop two ‘bookends’ – what the supply of labour may look like if
we assumed the additional homes are using to improve household formation or alternatively
accommodate more people, and so labour supply.

Scenario 1 - Improved Household Formation
As noted above the stated aim of the 300,000 new homes is to make housing more
accessible, and affordable, to the population. In order for homes to be more affordable, and
accessible, the stock of new homes must increase at a faster rate than population growth.
We have tested this by estimating the number of homes needed if, at minimum, household
formation rates return to 2001 levels: the ‘2001 HRR floor’. 2001 is generally accepted as a
favourable year for household formation and it is also a census year, and therefore is a
suitable ‘floor’.
Table 6.1 below compares the unadjusted and adjusted (to the 2001 HRR floor) projections,
comparing the 2014 and 2018-based projections, which is necessary given the doubts about
the plausibility of the 2018-based projections.

Table 6.1 Housing need implied by different projections – average 201939
Projection
with '2001
HRR Floor'
659
818
254
391

Unadjusted
projection
2014 SNHP
2018 SNHP
Source: NMSS

The 2014 SNHP projection with the 2001 floor is close to the standard housing need figure of
877, and we can therefore conclude that just about all the additional homes required by the
standard housing need could be filled by people already in the area.
In contrast, the 2018 SNHP projection with 2001 floor is very considerably short of the
standard housing need figure. It is clear that the extra homes could only be filled if more
people moved into the area, but as noted in Appendix C there are possible concerns with the
(very low) 2018 projections here.

Scenario 2 - Economic Led Migration
We cannot control how homes will be used in the future and we cannot rule out the
prospect that the additional homes will attract new workers. So, it is sensible to test
Basingstoke and Deane’s ‘capacity’ to accommodate more jobs within the Standard Method
housing number.
In our testing above we concluded that there is scope in the Standard Method to make a
major contribution to household formation; in theory allowing existing and future Borough
residents to access housing more readily. Here we assume the opposite; that the uplifted
homes are occupied exclusively by new migrants – migrants who will be attracted to
Basingstoke and Deane.
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To estimate the possible size of a potential labour supply we have assumed that these people
are available to work in line with Economic Activity Rates identified by Experian. It is vital to
remember that this can only be developed as an illustrative scenario. At the national level
there are no ‘spare’ people to migrate into Basingstoke and Deane. If any part of this
migration comes into fruition it can only be at the expense of another part of England. No
Council, LEP or other stakeholder that we are aware of considers that they have a surplus of
labour that is available to Basingstoke and Deane. Attracting labour out from London will be
all the more difficult in future because of the 35% ‘boost’ to London’s housing target in the
last round of the Method.
The other key assumption concerns the age profile of the additional people assumed to
move into the area. There is an almost infinite range, but we evaluate two scenarios migrants have the same age profile as the base household projection and the same as the
base household projection up to and including age 50 with no additional migrants above the
age of 50. Perhaps the latter is the more reasonable assumption if the main driver of
additional moves is employment opportunities, and may be closer to the actual outcome.
We also assume the migrants have the same household formation rates and the same
propensity to give birth, die and leave the area as the base households, and the proportion
of empty and second homes is also the same.

Table 6.2 Standard Method homes filled by migrants

2014 SNHP
2018 SNHP

Annual
Population Population
population
in 2019
in 2039
change
181,100
205,000
1,195
176,200
179,100
147

Homes
needed
659
254

Migration flow adjusted to fill extra homes required by standard housing need
2014 SNHP extra mig 0-50
181,100
218,000
1,842
877
2014 SNHP all ages extra mig
181,100
216,032
1,745
877
2018 SNHP extra mig 0-50
176,200
214,200
1,903
877
2018 SNHP all ages extra mig
176,200
209,900
1,686
877
Source: NMSS

The first two rows of Table 6.2 show the population change associated with the household
projections and the following four rows show the results from the two age profile scenarios ≤ 50 only and all ages. Migration in the 50 or less age band produces a higher population
because these younger people form larger households, and so more people can be
accommodated in the same stock of homes. .
Workforce implications
The migration scenarios considered above, and particularly those that assume that the
‘extra’ migration is limited to people aged 0-50, produce the highest possible population
growth consistent with housebuilding in line with standard housing need figure. However,
because all the homes accommodate additional people this leaves no room for the
Government’s housing ‘boost’ to improve affordability and household formation.
In order to investigate the workforce implications, an intermediate scenario has been used:
this assumes that the first call on the ‘extra’ homes is bringing any household formation rates
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that have fallen below their 2001 levels back to those levels and that only then area homes
filled by new migrants.
In turning the population change estimates into estimates of the number Basingstoke and
Deane residents who could be in employment in 2039 we run two scenarios:


Employment activity rates have been derived from the Experian forecasts for Basingstoke
and Deane by dividing the residential employment numbers by the 16-64 population.



Assuming that the 2019 economic activity rate implied by Experian remains unchanged
throughout the plan period. This is, perhaps, an extreme scenario but usefully gives an
indication of the lower bound of the growth of the workforce.

Experian forecast an increase in workforce jobs in Basingstoke of 11,700 over the plan
period.

Table 6.3 Residential employment growth implied by different population
and economic activity rate projections
Resi-emp
Resi-emp
change: change: no
Experian
change in
activity rates activity rates
3,253
10,298
4,948
-4,797
483
-4,384

16-64
16-64
16-64
population population population
in 2019
in 2039
change
2014 SNHP
2018 SNHP

112,361
109,948

115,614
105,150

'2001 HRR floor' and balance of extra homes filled by net migration
2014 SNHP 2001 FLR 0-50 extra mig
112,361
117,910
5,548
2014 SNHP 2001 FLR all ages mig
112,361
117,384
5,023
2018 SNHP 2001 FLR 0-50 extra mig
109,948
124,635
14,688
2018 SNHP 2001 FLR all ages mig
109,948
120,466
10,518

12,502
11,998
19,190
15,187

7,045
6,565
13,421
9,612

Source: NMSS
Note: 2014 SNHP-based figures assume that Experian's 2019 resi-employment figure is accurate even though the
16-64 population projection in that projection is significantly higher than that assumed by Experian

In most cases the table shows that the growth in the workforce (resi employment change) is
similar to the 11,700 jobs in the Experian forecast.
Only where we keep economic activity rates fixed does the data suggest a lower growth in
labour than the number of jobs suggested in Experian. This still suggests we can meet
economic needs in full because were there job demand in the area we would expect
economic activity rates to increase as workers are encouraged into employment. We have
also in this scenario, first assumed that all local residents are provided with homes in line
with much more favourable household formation than the 2014s used by Government in the
Standard Method. This is a very generous assumption.
The only data that suggests we may have a significantly larger supply of labour than Experian
jobs relates to the 2018 SNPP scenario, where we assume the additional homes are filled
with younger age economic migrants. This results in a high 19,000 figure, but this is likely to
be the product of the very low 2018 SNPP baseline population which means there are more
homes to be filled by new workers. As discussed in Appendix C the 2018 based population
data needs treating with care here, and the low baseline population growth may be an error
or anomaly.
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Conclusions
The Experian Job forecast we have used results in a job change of 11,700 over the plan
period.
Experian have confirmed that this reflects job demand, unconstrained by labour supply, with
the exception of 500 jobs at the very end of the plan period. It is important to note that
Experian use the most recent population projection (2018 at the time) and this has a lower
population growth than the 2014s we are required to use for Planning. Using the 2014 based
projections. If the 2014s were used in Experian’s model this 500 shortfall would disappear,
but the higher 2014 based population would not deliver a significant uplift in jobs – because
labour demand is satisfied around the 11,700 number.
We have also looked to confirm that delivering the Standard Method homes, 877 will not
constrain economic growth. Our testing has confirmed that the number of homes in the
Method is enough to allow much more favourable household formation and also allow a
growth in the labour supply sufficient to meet economic needs.
Delivering homes in line with the Standard Method appears to allow scope for a win-win
scenario in which:


Household formation rates improve i.e. some who are not envisaged by the official
projections to be able to set up their own independent household are in fact able to do
so.



The population of the area will be significantly larger than envisaged by the official
projections (2018 SNHP) with the consequence that the resident workforce will be
considerably larger than assumed in the Experian forecast. That means that job growth
of the size forecast will be possible without the need to suck in commuters from
elsewhere or assuming increases in double jobbing.
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7

Conclusions and Recommendations
Introduction
This report is drafted in very uncertain times. Not only are the planning authorities subject
to a changing policy landscape – with Government introducing a new Use Class but also
much more aggressive housing targets and Covid-19.
However, plans need to be kept up to date and regularly reviewed. At the time of drafting
England is hoping for a rapid return to growth and while it is difficult to second guess how
the market and occupiers will respond, planning authorities need to be ready to respond
positively and – most importantly – ensure land is available for development so we don’t
constrain growth.

Geography
Since our last report the LEP has presented an alternative view re: FEMAs in this area. For
the reasons discussed we cannot agree that this represents a sensible geography for
Basingstoke to work with. Basingstoke remains a reasonably self-contained FEMA and it is
clear that land in this area is not substitutable for land elsewhere in the much more
extensive LEP FEMA.
However, we have identified the need for additional sub regional work regarding a possible
Logistics FEMA. There is no agreed definition of the Basingstoke Logistics FEMA and agents
have competing views albeit with a general consensus of a A303/M3 market area but not
where this starts and ends.
This is obviously critical given the very wide possible extent that could range from the M25
through to the South West. We would suggest that the Council works with the LEP and
others along the A303/M3 corridor to first confirm the true extent of a logistics FEMA, assess
full demand and identify appropriate sites.

Office ‘Need’
This report is drafted when there is considerable uncertainly around the future of the office
market. But this is not a new finding for the Borough nor elsewhere. It has become
increasingly clear that occupier demand is too weak to support large scale new office
development. Demand is weak mainly because firms have continued to make more efficient
use of their existing floorspace in preference to seeking new premises.
While rents have recently increased, build costs have also increased, meaning the viability
position for offices has not changed significantly.
For Basingstoke there is a clear aspiration to improve the Borough’s qualitative offer and also
evidence of continued growth in jobs traditionally associated with office space.
The Experian forecast suggests a growth that using standard assumptions, generates a need
over the full Plan period for 88,000 sq m of newly identified floorspace. But there is no
evidence that this scale of development is viable and deliverable – and with increased
homeworking post-Covid – it is very uncertain that positive job growth will generate a
demand for more space.
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However, there is also the risk that viability does return to the market post-Covid. Perhaps
as a product of demand displaced from London or via a reversal of the intensification trend
we have seen in recent years.
We note that a past trends approach would suggest further releases of the office stock – and
planning for past trends is an approach supported by the PPG. This provides a range of
‘need’ – albeit rather unhelpfully large.
So, we suggest using the Experian scenario to guide the plan, but recognising that it is
aspirational, and recommend the Council seeks to meet the first 10 years of office need – a
figure of 41,000 sq m.
Sites and Supply
To help guide the plan, balancing the need to support the local economy and facilitate
growth, while avoiding the risk of oversupply, we suggest a phased/staged approach to office
need in the plan.
Using the Experian forecast as an aspirational guide, the plan should ensure that at least 10
years of supply is available on identified sites because – that timespan is into the medium
term, is the interval between two plan review periods and is a period that provides scope to
arrive at the new planning ‘normal’.
Although we term this a 10 year supply – in the current market this supply may last much
longer because recent past trends have been negative. So, unless the market recovers, the
nominal 10 years could last much longer, and thus 10 years supply allows time for plan
reviews in the (unlikely) event short-term demand exceeds our assessment.
Medium term supply
Significant new office sites are not being promoted to the Council because development is
not viable and residential ‘hope value’ is high in the current market. This means that
securing a new supply of sites for the middle of the plan period will be challenging.
We suggest there may be scope to secure some additional office provision alongside new
major housing allocations. In any scenario we would expect some local scale, walk to work
office provision to assist with placemaking and suitable development as part of major new
housing developments.
We do not expect this supply to be viable in the short term, and we would not expect to
deliver this space for at least 5 years and most likely much longer. So here we are suggesting
protecting the land and capacity to meet this need should it become viable. Securing this via
mixed use allocations would appear to be sensible. If demand does not emerge and the
demand for physical office buildings does not recover post-Covid, these sites may need to be
released to other uses and consideration given to this when making the original allocations.
Our evidence would suggest that when making these allocations consideration should be
given to the (former) B1c use class and workshop style provision. This format does not form
part of the current pipeline and is challenging to accommodate in town centres. There is
some overlap with small industrial units when we look at flexible workspace or light
industrial units and occupiers can fit out their units to meet their needs – with more or less
office provision. To maximise the market appeal of these sites they should be flexibility
allocated so that the land and property could come forward for E (g) (i) or E (g) (iii) uses and
some industrial characteristic should be provided to ensure this wider market appeal.
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For critical mass reasons a minimum of 1.5 ha sites should be allocated where there is good
access for lighter commercial vehicles and (again to secure flexibility over time) occasional
heaver goods vehicles. A maximum unit size of 500 sq m should be encouraged with a bias
to units 200 sq m and below, to address the needs of small firms who seek their own unit as
opposed to subdivision of a larger building.
In the rural areas of the Borough there is unlikely to be a quantified need for new offices or
light industrial business units, but communities should be encouraged to identify local
opportunities to meet local needs. This may be more important in a post-Covid economy
where rural workers may look for flexible office space as an alternative to home working.
Longer term supply
For the ‘balance’ the Council should continue working to identify new capacity in the town
centre with the Council looking to maximise the potential for new office space to be
delivered, recognising that the town centre, and Basing View in particular are long term
economic assets and if capacity is lost then it is very unlikely it can be recovered.
For market reasons it is highly unlikely the Council will be able to demonstrate a full plan
period supply of sites and the focus needs to be on preserving the capacity to deliver space
in the most appropriate locations if and when the market returns and demands new space.
Losses
Most of the Borough’s office stock is occupied and there is no rationale to proactively release
sites with a track record of occupation. However, it is possible further PDR losses will
encroach on the stock and there is a risk of losing both critical mass and market demand for
the out of town office sites – Chineham and Hampshire International.
In our market section we noted that these sites were ‘at risk’ should the office market
continue to contract, and the town centre regeneration be successful.
This point has not yet been reached, but it would be sensible to start considering a longer
term strategy – perhaps where sites could be redeveloped for industrial use given the
shortage of stock. So, commencing master-planning in the next plan round to work towards
providing the more detailed policies to guide this change.
Although we report a very weak office market our analysis would support an Article 4
direction that covers the Town Centre and Basing View. These should be seen as long term
assets and the first port of call to accommodate office growth when the market returns. If
lost from the supply these sites cannot be replaced.

Industrial ‘Need’
It is widely accepted that the industrial market is chronically undersupplied – both
quantitively but also qualitatively.

Industrial (B2)
Our analysis suggests that around 12 ha of new land for industrial uses could be supported.
This is not only necessary to support industrial job growth, but is also required to address a
lack of supply and low vacancy rates in the market.
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Ideally any new allocation(s) should be targeted at medium sized industrial units – between
3,000 and 10,000 sq m – because agents report demand is strongest from units over 3,000 sq
m and once over 10,000 sq m they become logistics units which we address separately.
At the moment only a limited number of ‘industrial’ sites have been promoted to the
Council, and it is not always clear to what extent they would amount to industrial or logistics
sites in reality. Furthermore, we are aware of proposals linked to the redevelopment of
Popham Airfield. We cannot confirm the appropriateness of this site for development in
general but note that the industrial market is flexible and has developed new space away
from the Town and there is no reason why some of this shortfall cannot be met in rural parts
of the Borough.

Warehouses (B8)
Warehouse demand and supply has been the ongoing issue in the Basingstoke market for a
long time. There is market pressure to redevelop manufacturing units for new logistics
operators – operators who are likely to be able to outbid former tenants. We have seen job
densities in the industrial stock tighten as occupiers are forced into smaller property than is
ideal.
In this study we have identified, following the PPG, a need for between 27 ha and 36 ha of
new land for warehouses. Development of this scale will allow for continued job growth but
this growth, unlike the recent past, is to be provided with land and floorspace in line with
market expectations around plot ratios and densities.
The range is driven by differing assumptions around job densities and plot ratios. The upper
end generally reflects larger format units operating sub-regionally, and the lower end smaller
distribution warehouses. We have assumed that larger units require more landscaping and
buffering and so are less land efficient. But this largely depends on the sites and their
constraints. We would encourage the Council to seek the upper end (36 ha), but if site work
demonstrates that more efficient use of the land can be made (than a 35% plot ratio) this
quantum of land could be reduced29.
We suggest looking to ensure that any allocations are available early in the plan period to
manage the risk that demand will be significantly higher than we have assessed.

Sites
We are aware of at least two possible sites to meet this need with sites proposed at
Newlands / Oakdown, and also nearby at the Southern Manydown/Society of Merchant
Venturers site.
Both sites are well located with developers confirming that development is viable, these sites
are in strong demand and they can be available early in the new plan period. Further work
will be needed to confirm site constraints, plot ratios and site capacities, but both, from our
assessment, would be credible candidates to meet the Borough’s warehouse need.
The same locations are also suitable for more general employment, and suitable to address
the shortage of industrial stock. There is merit in also asking these sites to contribute to the

29

For plan-making it would be hard to make any site specific adjustments related to the employment density assumptions
because these would only be confirmed at an application stage when more is known about the likely end user at the point
of completion.
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Borough’s shortage of smaller format stock – including industrial and light industrial. This
could form part of a transition between housing and large format warehouses or make
better use of areas where the height of a warehouse may be unacceptable, but smaller
formats may be acceptable.

Summary
We have updated our previous analysis; published in 2018. Many of the same issues remain
– a weak office market and a buoyant logistics sector displacing more traditional industrial
firms.
For offices – it is highly unlikely the Council can demonstrate a full pipeline of office sites
either via planning permissions or formal allocations. Instead, the core requirement for the
plan is to protect the capacity of sites in and around the town centre while looking to the
major housing allocations to broaden the supply and provide a wider choice of possible new
office space than simply traditional town centre office supply.
For industrial and warehousing uses we have evidenced a combined need for between 39
and 48 ha of new land. This is required to respond to the needs of smaller and medium sized
industrial occupiers (12 ha of the requirement) and the balance for logistics / warehousing,
with the upper end of the range relating to formats with justifiably low plot ratios (35%).
This level of provision meets the Borough’s economic needs as defined by the PPG, but does
not examine the potential sub-regional strategic role that the Borough’s land supply could
play in meeting unmet need from elsewhere.
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Appendix A Detailed economic forecasts
(Experian economics)
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Basingstoke and Deane
SIC Division
Accommodation & Food Services
Administrative & Supportive Services
Agriculture, Forestry & Fishing
Air & Water Transport
Chemicals (manufacture of)
Civil Engineering
Computer & Electronic Products (manufacture of)
Computing & Information Services
Construction of Buildings
Education
Extraction & Mining
Finance
Food, Drink & Tobacco (manufacture of)
Fuel Refining
Health
Insurance & Pensions
Land Transport, Storage & Post
Machinery & Equipment (manufacture of)
Media Activities
Metal Products (manufacture of)
Non-Metallic Products (manufacture of)
Other Manufacturing
Other Private Services
Pharmaceuticals (manufacture of)
Printing and Recorded Media (manufacture of)
Professional Services
Public Administration & Defence
Real Estate
Recreation
Residential Care & Social Work
Retail
Specialised Construction Activities
Telecoms
Textiles & Clothing (manufacture of)
Transport Equipment (manufacture of)
Utilities
Wholesale
Wood & Paper (manufacture of)
TOTAL

Job forecasts (000s) selected years
2019

2029

2039

4.8
8.1
1.1

4.6
7.7
1.3

4.6
8.4
1.3

0.6
1.3
1.2
4.2
3.2
7.0

0.6
1.2
0.9
4.6
3.2
6.8

0.6
1.2
0.7
4.9
3.4
6.9

2.5
0.6

2.7
0.6

3.0
0.7

7.6

8.8

9.7

3.4
0.3
0.5
0.7
0.3
0.9
7.0
0.5
0.4
8.3
2.6
1.3
2.7
3.9
8.7
3.7
1.7

3.9
0.2
0.6
0.6
0.3
1.0
7.7
0.5
0.3
9.5
2.6
1.8
2.6
4.1
9.2
3.8
1.8

4.7
0.2
0.7
0.6
0.3
1.1
8.5
0.6
0.2
11.2
2.6
2.0
2.7
4.4
9.2
4.0
1.8

1.0
8.8
0.4
99.3

1.1
8.9
0.4
103.9

1.1
9.1
0.5
110.9

Source: Experian Economics, April 2021 edition
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Appendix B
use

Economic sector to B class land

•

Economic statistics and forecasts tell us nothing directly about employment space, because
they do not classify jobs according to the type of space they occupy. Rather, the statistics split
jobs into economic sectors (industries and services), according to the Standard Industrial
Classification (SIC). To estimate how many jobs will be based in offices and industrial space,
and how many in ‘non-B’ spaces such as retail premises, schools and hospitals, we need to
translate sectors into land uses.

•

For this, we have used a method developed by the PBA team (formerly Roger Tym & Partners)
over a series of employment land reviews, and tested in a large-scale study of the Yorkshire
and Humber region in 201030. To our knowledge there is no other published empirical research
on the relationship between activity sectors and land uses.

•

The tables below show the sectors that are classified to industrial (subdivided into
manufacturing and warehousing) and offices respectively. The names and numbers that
identify each activity sector are from the UK Standard Classification of Economic Activities
2007 (SIC 2007)31. These tables aggregate the data from the finest grain 5 digit SIC level which
is the base for the mapping. The reason we use the 5-digit level is that within each sector
there may be activities that are industrial based and others that are office or manufacturing.
Further on in this note we cite construction activity as an example of a sector containing
different land use activities.

30

Roger Tym & Partners with King Sturge for Yorkshire Forward, Planning for Employment Land: Translating Jobs into Land,
March 2010
31

http://www.businessballs.com/freespecialresources/SIC-2007-explanation.pdf
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Table A0.1 Industrial sectors
Manufacturing
Manufacturing and repairs

10-33

All manufacturing

95.00

Repair of computers and personal and household
goods

43.2

Electrical, plumbing and other construction
installation activities

43.3

Building completion and finishing

43.9

Other specialised construction activities not
elsewhere specified (nec)

45.2

Maintenance and repair of motor vehicles

45.4

Sale, maintenance and repair of motor cycles and
related parts and accessories

37

Sewage

38

Waste collection, treatment and disposal activities

Other industrial
Construction

Motor vehicle activities

Sewage and refuse disposal

Employment activities (part)

78

Warehousing
Wholesale trade except of motor
vehicles and motorcycles

46

Freight transport by road

49.41

Removal services

49.42

Storage and warehousing

52.10

Other supporting land transport
activities

52.21

Cargo handling

52.24

Post and courier activities

53.00

Packaging activities

82.92

Employment activities (part)

78

Note
SIC 78, Employment Activities, covers workers employed through agencies in all activity sectors. They should be
redistributed across the whole economy, both to B-class sectors and other sectors, in proportion to each sector’s share of
total employment.
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Table A0.2 Office sectors
Office sectors
Publishing

58

Motion picture production activities

Motion picture, video and TV programme
activities

59.11

Motion picture, video and TV programme
production activities

59.12

Motion picture, video and TV programme postproduction activities

59.13

Motion picture, video and TV programme
distribution activities

59.20

Sound recording and music publishing activities

Programming and broadcasting activities

60

Computer programming, consultancy and
related activities

62

Information service activities

63

Financial service activities except insurance
and pension funding

64

Insurance, reinsurance and pension funding
except compulsory social security

65

Activities auxiliary to financial services and
insurance activities

66

Real estate activities

68

Legal and accounting activities

69

Activities of head offices, management
consultancy activities

70.

Architectural and engineering activities,
technical testing and analysis

71

Scientific research and development

72

Advertising and market research

73

Other professional, scientific and technical
activities

74

Renting and leasing activities

77.40

Employment activities (part)

78

Security and investigation activities

80

Office admin, office support and other
business support activities

82

Public administration and defence;
compulsory social security

84.1
84.3

Leasing of intellectual property and similar
products

Administration of the State and the economic
and social policy of the community
Compulsory social security activities

Note
SIC 78, Employment Activities, covers workers employed through agencies in all activity sectors. They should be
redistributed across the whole economy, both to B-class sectors and other sectors, in proportion to each sector’s share of
total employment
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•

On a technical note, most economic forecasts show around 20-30 broad activity sectors, a
much coarser-grained classification than the SIC sectors in the table above, and the 5 digit SIC
level we use that is set out in the Annex below. For example, the table counts as a B-space
activity only part of the Construction industry (SIC 43.2, 43.3 and 43.9), whereas forecasts
typically show only Construction as a whole (SIC 43). To estimate future employment in subsectors such as SIC 43.2, we assume that the share of each sub-sector’s employment in its
‘parent’ sector stays constant.

•

There are two further technical difficulties with the relationship of sectors to land uses. The
first is that the line between production space (factories and workshops) and warehousing is
blurred. This is not surprising, because manufacturing and warehousing largely occupy the
same kinds of buildings, many units combine both functions in proportions that vary over time,
and smaller buildings are allowed to shift between the two without planning permission.

•

In setting total land provision targets, therefore, factories, workshops and warehouses, should
be merged into a single ‘industrial’ category. This should not cause any problems, because
these uses operate in similar buildings and at similar employment densities, except for very
large units including strategic warehousing. In areas where they form a significant part of the
stock, these large units should be allowed for separately.

•

The other problem with the tables is that some of the jobs which the table allocates to
industrial space are in fact in offices. These jobs are probably in administration, sales and
marketing functions of industrial and related businesses. A construction or plumbing business,
for example, will often have an office that deals with orders, appointments, record-keeping
and the like. In some cases this will be ancillary to an industrial unit and therefore not count as
office space, but in other cases it will be free-standing. If the business is small, the office may
be its only premises.

•

In total, the Yorkshire and Humber survey found that around one tenth of the jobs which our
method allocates to industrial space (factories, workshops and warehouses) are in fact in
offices. For a large area such as the region, this is too small a proportion to distort land
provision targets. But in some local authority areas, especially the more highly urbanised, it is
likely that the distortion is significant. Employment land reviews should aim to correct these
distortions, using local knowledge to adjust the relationships shown in the tables above.

•

There are many other, place-specific factors why the sector-to-land-use relationships in the
tables above may be invalid. For example, in some places large business units are assigned to
the wrong sector or the wrong side of the local authority boundary. In other places, particular
sectors are untypical and do not occupy the kinds of space that one would normally expect. In
one local authority area in England, for example, there are many jobs classified to Other
Supporting Land Transport Activities, SIC 52.21, which normally would occupy warehousing in
the local authority area. But in this case most of the SIC 52.21 jobs relate to railway
maintenance and the people concerned work all over the country, mostly outdoors.

•

Where such anomalies arise, close inspection of the numbers, combined with local knowledge,
should help correct the statistics and customise the sector-to-land-use assumptions.

•

However, it is inevitable that sector-to-land-use relationships are less reliable for small than
larger areas. As the Yorkshire and Humber survey illustrated, the relationships shown in our
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tables work very well for whole regions. But they are not reliable for individual buildings or
employment areas, and may not be reliable at local authority level. This is one of the reasons
why demand forecasts are more robust for regions that individual local authority areas.
•

The Yorkshire and Humber report provides further information and advice on sector- to-landuse relationships.

•

The schedule that follows drills down to the lowest level SIC (5-digit) categories, showing the
type of space assigned to each activity. The schedule excludes categories that are not
associated with the B Use Class.
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Appendix C

December 2021

Labour supply method

viii

EXPLORING THE POTENTIAL CONSEQUENCES OF BUILDING IN LINE WITH THE
NEW STANDARD HOUSING NEED FORMULA IN BASINGSTOKE AND DEANE

1.

Introduction

1.1. Building new homes in line with the new standard method would mean building more
homes than are implied by the household projections. That begs the question of who
would live in those homes. For each home it could be either:


people who the projections envisage would be living in the area but would
otherwise have been part of another household, or,



an additional household attracted to the area (or a household that would
otherwise have left the area).

1.2. In the first case there would be no increase in the population above that envisaged in
the projections but household formation rates would be higher. In the second case
there would be an increase above the projected population, the size of that increase
depending on the size of the additional household, but there would be no increase in
household formation rates.
1.3. The likelihood is that in most areas there will be a mix of the two cases. In high
demand areas the second case is likely to predominate and in lower demand areas the
first case would be more common. Indeed, in some lower demand areas there is likely
to be a net reduction in population as more people are attracted to other, higher
demand areas than arrive from elsewhere in the country.
1.4. This piece of analysis first calculates the standard housing need for Basingstoke and
Deane as of July 2021. It then considers whether it is plausible that the additional
homes above those envisaged in the projections could be filled by people projected to
be in the area as a result of more households being formed by that population. This is
followed by analysis that estimates what the population of the area would be if all of
the extra homes were instead filled by additional net migrants. This produces both
low and high estimates of the population of the area. Finally, estimates are made of
the population of the area and the resident workforce in 2039 on a middle-way
scenario in which no group has a household formation rate lower than they had in
2001 and the remaining extra homes are filled by extra households migrating to the
area.
1.5. It should be noted that the calculations made in this analysis depend heavily on the
assumptions made. With different (but not implausible) assumptions, different
numerical answers would be obtained although the broad conclusions are likely to be
similar.

2.

A note on population estimates and projections.

2.1. Any quantified analysis of this type must be based on estimates of the population at
the start of the period in question and projections of what might happen during the
period. Both involve considerable uncertainty.
2.2. We have the ONS’s Mid-Year Estimates (MYEs) for the population of local authority
areas at the start of the plan period (2019). These are the best available population
estimates, but they are estimates, not the result of counts or surveys. They have been
compiled by taking the 2011 census counts (themselves not 100% accurate) and
adding or subtracting as appropriate estimates for births, deaths and migration flows
in the subsequent years. The estimates for births and deaths are likely to be
reasonably accurate as we have rigorous registration systems for these. The migration
flows are estimated from a range of data sources that are subject to significant
uncertainty. As a result, the further a set of MYEs gets from a census year, the less
and less accurate it is likely to be.
2.3. In Basingstoke and Deane’s case there are good grounds for querying how accurate
the latest population estimates are. One would normally expect that there would be a
relationship between the number of homes built and net migration to the area,
particularly for an authority that is building more homes than are needed by the
existing population. As Figure 2.1 shows, this has been the case for Basingstoke and
Deane until relatively recently, but this relationships appears to have broken down in
the last 5 years:

2.4. It should be stressed that there are a number of factors which could explain the
divergence between net additions and net migration in the last 5 years, but the
possibility that there are inaccuracies in the estimation of the migration flows needs
careful consideration. Indeed, when the results of the 2021 census become available
it is entirely likely that they will suggest that there were significant inaccuracies in the
mid-year population estimates for the last few years. It would not be surprising if the
figure for Basingstoke and Deane in 2019 were found to be too low by 1000 or more.
For this reason great care needs to be taken in placing reliance on the recent
population estimates and projections based on them. At very least the

consequences of those figures being too low by a significant margin should be
considered.
2.5. Even where there are not reasons to doubt the latest population estimates, there is
inevitably greater uncertainty in the projections of future population growth than in
estimates of past growth. That uncertainty is magnified if there is significant
uncertainty about the population figures for the trend period used to create the
projections.
2.6. The ONS produces population and household projections every two years. It is
continually seeking to improve these and to do that it has changed its methodology
several times in recent years. This can result in significant differences at the local
authority level between one set of projections and the next. This is very much the
case for Basingstoke and Deane.
2.7. For the purpose of this analysis two sets of population and household projections are
relevant: the 2014-based set and the 2018-based set. The 2014-based subnational
household projections (2014 SNHP) are relevant because they are projections which
must be used in calculating the standard housing need figure, notwithstanding that
they are now very dated. The 2018-based projections (2018 SNHP) are the most
recent set and, as such, should normally be taken as the most reliable indication of
what is likely to happen if past trends continue.
2.8. This is not the place for a detailed discussion of the differences between, and relative
merits of, the 2014 SNHP and the 2018 SNHP. However, the following points should
be noted:
2.8.1. Both sets of household projections were based on the ONS’s subnational
population projections, but the 2014 SNHP was produced by MHCLG whereas
the 2018 SNHP was produced by the ONS using a significantly different
method. In most cases the 2014 SNHP suggests larger increases in the
number of households.
2.8.2. Between the 2014 and 2018 subnational population projections the ONS
made significant changes in the methods they use for estimating migration
flows. For some authorities these produced significant differences in the
estimates of flows and hence in the projections based on them. In some
cases it is fairly clear that the methodological changes addressed anomalies in
the earlier figures and produced more plausible estimates. In others the
results of the changes are harder to explain.
2.8.3. As a result of some of the changes in the flow estimates, when the ONS
produced the 2018-based projections they had only two year’s data on a
consistent basis. They therefore decided to base their projections for flows
within the UK on only two year’s data, rather than the five they had
previously used. There are inevitably random fluctuations in data of this kind
and there is a risk that, if only two year’s data is used to estimate a trend, the
trend will be distorted by a figure that is randomly high or low.
2.9. In view of the risk of distortion as a result of the use of only two year’s data, NMSS has
produced a variant projection which updates the 2018 SNHP to take account of the

2019 Mid-Year Estimates (thus providing a third year’s data on a consistent basis) and
adjusts the flow data for 2014-15 and 2015-16 on the assumption that the new
methodology would have affected the figures for those years in the same way as it
affected the figures for 2016-17. This provides five years of data and enables a revised
projection to be prepared that is both less susceptible to random fluctuations and
more update, although it cannot be claimed to be based on fully consistent data. It
should be stressed, however, that, whilst this variant projection reduces the risk that
random variations in the data from one year to the next might distort the projection, it
does nothing to compensate for the possibility that there might have been some
systematic under estimation of net migration into the area. The projection could
therefore be too low by a considerable margin.
2.10. Figure 2.2 and Table 2.1 compare the various population estimates and projections:

Table 2.1: Population projections
compared
2014 SNHP
2018 SNHP
2018 updated to 2019 5yr trend

Annual
Population Population Population
population
in 2019
in 2039
change
change
181100
176200
176600

205000
179100
182500

23900
2900
5900

Homes
needed

1195
147
295

2.11. As can be seen from both the chart and the table, the 2018 SNPP projects a very much
lower population growth than the 2014 SNPP. This due primarily to the much lower
net migration in the 2018 SNPP trend period than in the trend period for the 2014
SNPP – in fact net migration was negative (i.e. there was a net outflow) during the
2018 SNPP trend period. The flow figures estimated for the 2 years of the 2018 SNPP
are atypically low and suspiciously so. The 2019-based 5-year trend projection, with
its longer trend period, is more broadly based and as such provides a more plausible
up to date view of likely population and household growth – if there is not a general
problem with the underestimation of net migration into the area in the last 5 years. In

659
254
352

this context the 2014 SNPP is perhaps more useful than a projection of that age would
normally be as its trend period is the 5 years up to 2014 and so it is unaffected by any
problems with the estimate of flows in the last 5 years.
2.12. It should, however, be remembered that all of these projections are based on the
assumption that past trends continue. That is not what is planned for Basingstoke and
Deane: the Local Plan seeks to deliver 850 homes a year, very substantially in excess of
the number implied by population growth in the trend period. A projection that is
consistent with what is planned (or may be planned in the light of the latest standard
method housing need calculation for Basingstoke and Deane) would need to envisage
much greater population and household growth. This could be a result of either the
population envisaged by the official projections forming more households (i.e. higher
household formation rates) or higher net migration into the area – or a combination of
both. In both cases, the projection would be driven by the number of homes built
(and the assumption that they are occupied) rather than what happening in a trend
period. Such projections can be produced by adjusting the household formation and
migration flow rates in the official projections.

3. Calculating standard housing need
3.1. The standard housing need for Basingstoke and Deane is calculated as follows:
3.1.1. The starting point is the projected average annual household growth over the
ten year period 2021-31 in the 2014-based household projections. This is
676.3 households a year.
3.1.2. An affordability adjustment is calculated based on the latest ratio of median
house prices to median workplace earnings. This is currently the 2020 ratio –
8.76. Applying the specified formula to this ratio gives an adjustment factor
of 1.2975 – which means that the average household growth projected for
2021-31 should be uplifted by a fraction under 30%.
3.1.3. Multiplying the projected household growth (676.3) by 1.2975 gives an
uncapped housing need figure of 877.
3.1.4. As Basingstoke and Deane’s Local Plan is more than 5 years old, the cap is
40% above the higher of the projected growth figure (676.3) or the housing
requirement in the latest plan (850). Thus the cap is 1.4 x 850 = 1190. This is
above the uncapped housing need figure so the cap does not bite.
3.1.5. The 35% city/urban uplift does not apply to Basingstoke and Deane so the
standard housing need is 877.

4. Is it plausible that the additional homes required by the new standard method could
be filled by increased household formation?
4.1. Household formation rates have fallen for many groups in most local authorities since
the turn of the century. In many case this is likely to be due to the increasing
unaffordability of housing, although other factors have played a significant role for

some age groups. Increasing the housing supply in line with the Government’s
objectives could lead to improved affordability, leading in turn to more households
being formed than might otherwise have been the case. Could this conceivably absorb
all the additional housing required by the standard need formula?
4.2. In order to take a view on whether increasing household formation rates could
plausibly absorb the additional homes a view needs to be taken on how large an
increase in household formation rates would be plausible. One clearly plausible
scenario is to assume that for age groups for which household formation rates have
fallen below their level in 2001 (a high point or near it for many groups and
authorities), the increased housing supply enables them to return to the 2001 level by
the end of the plan period. At the same time age groups1 projected to have higher
rates than they had in 2001 are assumed to see their household formation rates rise
as projected. This scenario is sometimes referred to as applying a ‘2001 household
formation rate floor’.

5.

Estimating the number of homes needed if, at minimum, household formation rates
return to 2001 levels: the ‘2001 HRR floor’

5.1. These calculations have been carried out using both the 2014 and 2018-based
projections given the doubts about the plausibility of the 2018-based projections. The
result are set out in Table 5.1
Table 5.1: Housing need
Projection
Unadjusted
implied by different
with '2001
projection
projections - average 2019-39
HRR Floor'
2014 SNHP
659
818
2018 SNHP
254
391

5.2. If you compare the figures in the right hand column (for the projections with the 2001
HRR floor) with the 877 homes a year suggested by the standard housing need figure,
it is clear that:
5.2.1. Whilst the 2014 SNHP projection with the 2011 floor is somewhat short of the
standard housing need figure, the shortfall is not that great. As there is no
basis for saying that the 2001 HRR levels are as high as are likely to be
achieved, it would seem reasonable to conclude that it is theoretically
possible for all the additional homes required by the standard housing need
could be filled by people who would be in the area anyway if you assume that
the 2014 SNPP is a reasonable view of likely population growth.
5.2.2. In contrast, the 2018 SNHP projection with 2001 floor is very considerably
short of the standard housing need figure. If you take the view that that is a
reasonable view future population growth (or even just a slightly pessimistic
1

Note that when using the 2018 SNHP this calculation is performed using age groups (i.e. the 5 year age
groups that the ONS uses for projections), not age/sex groups. If the calculation were performed using
age/sex groups it would show an increase when, for example, the HRRs of older females fell whilst that of
males for the same age rose as a result of the number of widows living on their own falling whilst the number
of couple households headed by a man rose – a situation that clearly does not need to be corrected for.

view) it is clear that the extra homes could only be filled if more people
moved into the area.
5.3. To put this another way, these calculations suggest that the population growth of
Basingstoke would need to be at least as high as that envisaged in the 2014 SNPP,
even if a bullish view is taken of the likely improvement in household formation rates.
A population growth of the size envisaged by the 2018 SNPP is simply not consistent
with homes being built in line with the standard method housing need figure, even
allowing for a very large (but plausible) increase in HRRs – assuming all the homes
built are occupied and there is not a large increase in empty and second homes.

6.

Estimating the population and workforce in 2039 if all the additional homes were
filled by new migrants

6.1. We now turn to the other end of the spectrum of possible outcomes and consider
what the population and workforce of Basingstoke would be if all the homes above
those implied by the household projections were filled by new migrants to the area.
6.2. There are two steps to this analysis:
6.2.1. Estimating what the population would be in 2039 if homes are built in line
with the new standard method.
6.2.2. Applying activity/participation rates to the estimated population to estimate
how many people in the area would be in employment in 2040.
6.3. The 2018-based household projections have been take as the starting point but
calculations have also been performed based on the 2014 SNHP given that there are
reasons to believe that the 2018 SNHP may significantly underestimate the likely
population growth in the area.
6.4. There are two key assumptions that need to be made:
6.4.1. What the age profile of any additional people assumed to move into the area
is.
6.4.2. What activity/participation rates are assumed to be in 2039.
6.5. There is an almost infinite range of possible assumptions on the age profile of the
additional migrants. However, two very different options have been evaluated to give
an indication of the likely range of outcomes:


The age distribution of the additional migrants is the same as those
projected to arrive in the base household projection.



The age distribution is same as those projected to arrive in the base
household projection up to and including age 50 and that there are no
additional migrants above the age of 50.

6.6. The first case is fairly extreme: it is perhaps unlikely that additional pensioners will
move to an area in significant numbers just because more homes are available. The
second is perhaps more realistic and assumes that those at or near retirement age

won’t move – perhaps a reasonable assumption if the main driver of additional moves
is employment opportunities. Again, the actual outcome is likely to be between these
two cases, possibly closer to the second.
6.7. It has also been assumed that:
6.7.1. The additional migrants behave in exactly the same way as those who are
projected to be in the area i.e. they have the same household formation rates
and the same propensity to give birth, die and leave the area.
6.7.2. The same proportion of homes are empty or used as second homes in 2039
as the average in the years 2018-20.
6.8. Figure 6.1 summarises the results from this stage of the analysis.
Table 6.1: Implications for
population growth if all 'extra'
homes are filled by new
migrants

Annual
Population Population
population
in 2019
in 2039
change

Homes
needed

2014 SNHP
181100
205000
1195
2018 SNHP
176200
179100
147
Migration flow adjusted to fill extra homes required by standard housing need
2014 SNHP extra mig 0-50
181100
218000
1842
2014 SNHP all ages extra mig
181100
216032
1745
2018 SNHP extra mig 0-50
176200
214200
1903
2018 SNHP all ages extra mig
176200
209900
1686

659
254
877
877
877
877

6.9. As is to be expected, the population of Basingstoke grows much faster than envisaged
in the 2018-based projections if all the extra homes are filled by new migrants.
Assuming the additional migrants are all aged 0-50 produces a somewhat larger
population growth as households formed within that age group tend to be larger.
6.10. If the 2014 SNHP is taken as the starting point rather than the 2018 SNHP very similar
populations in 2039 are projected, again with the 0-50 case producing the higher
population in 2039.
6.11. The scenarios modelled in this section – the last four rows in Table 6.1 – are extreme
scenarios as they assume that none of the extra homes is filled by people who would
have been in the area forming extra households. These scenarios, particularly those
that assume that the ‘extra’ migration is limited to people aged 0-50, produce the
highest possible population growth consistent with housebuilding in line with
standard housing need figure. It would exaggerate the potential increase in workforce
if these scenarios were used as the population growth is likely to be significantly lower
as some of the ‘extra’ homes are likely to be filled by people who were projected to be
in the area anyway. For these reasons, in order to investigate the workforce
implications, an intermediate scenario has been used: this assumes that the first call
on the ‘extra’ homes is bringing any household formation rates that have fallen below
their 2001 levels back to those levels and that only then area homes filled by new
migrants.

7. Estimating how many people could be in employment in 2039 if homes are built in line
with the new standard method and a 2001 ‘HRR Floor’ is assumed.
7.1. To turn the population estimates into estimates of the number Basingstoke and Deane
residents who could be in employment in 2039 assumptions need to be made about
the employment rate in the area in that year. Two assumptions have been modelled:
7.1.1. Employment rates have been derived from the Experian forecasts for
Basingstoke by dividing the residential employment numbers by the 16-64
population.
7.1.2. To produce a lower economic activity rate scenario employment numbers
have been calculated by assuming that 2019 economic activity rate implied by
Experian remains unchanged throughout the plan period. This is, perhaps, an
extreme scenario but usefully gives an indication of the lower bound of the
growth of the workforce.
7.2. Table 7.1 summarises the results of this analysis.
Table 7.1: Residential employment
16-64
16-64
16-64
growth implied by different
population population population
population and economic acitvity rate
in 2019
in 2039
change
projections

Resi-emp change:
Experian activity
rates

Resi-emp change:
no change in
activity rates

2014 SNHP
112361
115614
3253
10298
2018 SNHP
109948
105150
-4797
483
'2001 HRR floor' and balance of extra homes filled by net migration
2014 SNHP 2001 FLR 0-50 extra mig
112361
117910
5548
12502
2014 SNHP 2001 FLR all ages mig
112361
117384
5023
11998
2018 SNHP 2001 FLR 0-50 extra mig
109948
124635
14688
19190
2018 SNHP 2001 FLR all ages mig
109948
120466
10518
15187
Note: 2014 SNHP-based figures assume that Experian's 2019 resi-employment figure is accurate even though
the 16-64 population projection in that projection is significantly higher than that assumed by Experian

4948
-4384
7045
6565
13421
9612

7.3. These results can be compared with the Experian forecast of an increase in jobs in
Basingstoke of 11,700 over the plan period. That increase is made up of:

7.4. Note that:
7.4.1. The unadjusted 2018 SNHP scenario is fairly close to the Experian scenario: it
has a residential employment growth of 483 compared with Experian’s 300.
7.4.2. Assuming that the extra migrants are aged 0-50 produces a larger increase in
the 16-64 population than assuming that the extra migrants have the same
age profile as those in the base projection. This is to be expected as none of
the extra homes is filled by migrants over 65.
7.4.3. Starting from the 2014 SNHP produces a much smaller increase in the 16-64
population than starting with the 2018 SNHP. Again this is to be expected

because the 2014 SNHP base projection implies a housing need (659 dpa)
that is much closer to the standard need figure (877) than the 2018 SNHP.
That means that a far larger proportion of the shortfall is taken up by
inserting the 2001 household formation rate floor – which lifts the implied
housing need to 818 dpa. That in turn means that relatively few extra
migrants are need to fill the standard need houses.
7.5. The big conclusion from the above table is that, if you assume the Experian activity
rates, all of the projections consistent with the standard housing need number provide
a bigger growth in resi-employment than the Experian jobs increase. That means that
the Experian jobs increase can be achieved without either sucking in commuters or
assuming an increase in double jobbing.
7.6. In the ‘no change to economic activity rate’ scenarios (a very pessimistic assumption)
the 2018 SNHP 0-50 mig scenario provides all the necessary extra workers without any
change in commuting patterns or double jobbing. The other scenarios need small
changes in commuting and double jobbing, but very much smaller than the Experian
scenario. Given how cautious this activity rate assumption is and the fact that the
underlying population growth assumption is that a significant proportion of the ‘extra’
homes are filled by increases in household formation rate (i.e. without a population
increase), it would be safe to assume that, if homes are built in line with standard
need, there would be no need for a change in commuting patterns or double jobbing
to deliver the Experian jobs growth forecast.

8.

Conclusions

8.1. This analysis explores what would happen to the population and workforce of
Basingstoke and Deane if homes are built in line with the new standard method
housing need figure. The key conclusions are as follows:
8.1.1. The scope for the extra homes required by the standard method housing
need figure being filled by people who are projected to be in the area in the
official projections has been explored by calculating the number of homes
that would be needed if, by the end of the plan period, all groups had
household formation rates that were at least as high as in 2001. This is
described as inserting a ‘2001 HRR Floor’. This analysis has been performed
starting from both the 2014 and 2018-based official projections:


Inserting a 2001 HRR Floor into the 2014 SNHP increases the homes
needed from 659 homes a year to 818 – only 59 (7%) below the
standard method figure of 877.



Inserting a 2001 HRR Floor into the 2018 SNHP increases the homes
needed from 254 homes a year to 391 – 486 (55%) below the
standard method figure of 877.

There is no basis for saying that the 2001 HRR Floor represents the best
plausible outcome for household formation rates although it would be a
substantial improvement for some groups. It can therefore be concluded

that with a population growth in line with that envisaged in the 2014-based
SNHP it is borderline plausible that all of the homes could be filled by people
envisaged as being in the area in that projection without the need for an
increase in net migration. It is equally clear that the population growth
envisaged in the 2018-based could not plausibly absorb all of the extra
homes required by the standard method. If those extra homes are built and
occupied, net migration to Basingstoke and Deane would need to be
significantly higher than envisaged in the 2018-based projections. This
means that the population of the area will be substantially larger than
suggested by the 2018-based projections.
8.1.2. A consequence of this is that residential employment in the area is likely to
grow much faster than implied by the Experian forecasts i.e. 300 employed
persons 2019-39. Making relatively cautious assumptions about the
proportion of the ‘extra’ homes filled by existing residents rather than new
people attracted to the area, the analysis suggests that:


Residential employment could grow by 12-19,000 workers if the
growth in economic activity rates implied by Experian’s modelling are
accepted.



This figure would fall to 7-13,000 if it is assumed that economic
activity rates do not increase above their 2019 level – a very cautious
assumption.

Allowing for the economic activity rate implicit in Experian’s modelling being
optimistic and no rise in activity rates being pessimistic, a plausible range for
the increase in residential employment over the plan period would be 1015,000 workers. Experian’s job growth figure (11,700) is in the lower half of
this range. It therefore seems reasonable to conclude that job growth on
the scale envisaged by Experian could be accommodated with little or no
change in net commuting or double jobbing.
8.1.3. Given that current build rates in the area suggest that building in line with the
latest standard method housing need figure is entirely feasible, there appears
to be scope for a win-win scenario in which:
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Household formation rates improve i.e. some who are not
envisaged by the official projections to be able to set up their own
independent household are in fact able to do so.



The population of the area will be significantly larger than
envisaged by the official projections with consequence that the
resident workforce will be considerably larger than assumed in the
Experian forecast. That means that job growth of the size forecast
will be possible without the need to suck in net commuters from
elsewhere or assuming increases in double jobbing.

