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1 Executive summary
1.1

Background

1.1.1

The Employment Land Study (ELS) has been prepared in accordance with the
direction given by the Strategic Land Use Plan (2011) as part of the evidence base to
inform the preparation of a new Island Development Plan. The purpose of the study
is to inform policy formulation on office, industrial and storage provision over the
life of the Development Plan. The provision of land for small-scale business does not
form part of this study. This matter is examined in the ‘Small Scale Business in the
draft Island Development Plan’ report, 2014.

1.1.2

The study is based on best practice methodology set out in the UK Department of
Communities and Local Government’s (DCLG) guidance on Employment Land
Reviews (2004), adapted for the Guernsey context, and has been carried out in three
parts:
•
•
•

1.2

Stage One: Baseline Position
Stage Two: Creating a picture of future requirements
Stage Three: Identifying a portfolio of sites

Stage One: Baseline Position

1.2.1

The purpose of this stage is to understand the profile of employment premises in
each of the subject sectors across the island in terms of the type, location and size of
premises; the level of demand for premises and the factors that influence demand;
and the current supply of new and upgraded premises achieved through the
planning system.

1.2.2

Following on from this profiling, drawing from UK guidance, employment land is
classified into eight employment areas for the subject sectors; Mixed Use Historic
Areas, Established Office Locations, High Quality Business Parks, Light Industrial
Areas, General Industrial Areas, Specialist Industrial Areas, Stand Alone Sites and
Micro-sites.

1.2.3

The key messages identified for each employment sector are outlined below:
Profile of office sector
•
•
•

272,248m2 of office accommodation in 358 premises, located on 172,308m2
of land.
Mainly located in St Peter Port, including Admiral Park, with a minor
concentration in St Sampson, in three employment areas: Existing Office
Locations, Mixed Use Historic Areas and High Quality Business Parks.
The majority of office premises are small scale (under 250 m2), equating to
only 7% of the overall stock. Much of this is tertiary1 accommodation and
change of use away from office use would not have significant impact on the
portfolio.

1

Tertiary – existing offices resulting from the conversion of units of accommodation, retail, etc. that
may never meet modern standards.
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•

•
•
•

After a prolonged period of growth, the Finance Sector is fluctuating,
showing both growth and decline in recent periods, largely as a result of the
recession. Vacancy levels are estimated at 11.1% (December 2012) resulting
from fluctuation in the finance sector, including prominent buildings in the
core of St Peter Port.
Large floorplate offices tend to be new build.
Key office requirements are locations within or around existing office
clusters, with good access to parking and flexibility to accommodate
changing requirements.
New office space needs to have built in flexibility to accommodate
company’s changing needs and changes in technology.

Profile of industrial sector
•
•

232,361m2 of industrial accommodation in 433 premises, located on
1,554,269m2 of land.
Mainly located within St Peter Port, St Sampson and the Vale parishes, with
further clusters at Pitronnerie Road and around the Airport, predominantly
in three employment areas: Light Industrial Areas, General Industrial Areas
and Specialist Industrial Areas, with additional provision at Stand Alone sites
distributed around the island.

•

The majority of industrial premises are small scale (under 250 m2), with only
3% of premises over 3,000 m2.

•

Decline in manufacturing is likely to continue and subsequently demand for
industrial premises is low and will continue to decline. However, the
construction sector is likely to remain an important employer.
Relatively low vacancy levels (estimated 2.4%), but indication of a shift from
general industry to light industry and storage & distribution.
While location is less of a factor compared to the officer sector, access is
vital and the larger the unit the bigger the access requirement, generally
limiting large floor plate users to sites with good access to the Inter Harbour
Route.
New industrial premises needs to be flexible to facilitate changes in demand
i.e. be capable of sub-division into small units or have provision to expand
with the business. Hence larger older industrial premises are likely to
become obsolete.

•
•

•

Profile of storage and distribution sector
•
•

•
•

183,814m2 of storage & distribution accommodation in 236 premises,
located on 338,254m2 of land.
Mainly concentrated in the north of the Island in St Sampson and Vale, with
further concentrations in St Peter Port and at the airport, in two key land
areas: Light Industrial Areas and General Industrial Areas, with some
additional provision at Specialist Industrial Areas and at Stand Alone sites.
The majority of industrial storage and distribution premises are small scale,
with almost half under 250 m2.
Large amount of storage space permitted over the recent period,
presumably associated with the growth experienced in the fulfilment
industry, which is unlikely to continue given the loss of Low Value
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•
•
•

Consignment Relief (LVCR). Of interest, a trend for converting industrial
premises into storage and distribution use was identified.
High vacancy levels (estimated 12%), resulting from global recession and loss
of Low Value Consignment Relief (LVCR).
Despite this, base level requirement is suggested for general storage
premises, including a growing demand for archive storage.
Storage premises generally require good access to the road network.

Portfolio of existing employment land in Guernsey
1.2.4

The sites falling within the six main employment areas form the key sites in the
existing employment land portfolio, and are set out in Figure 1.1. Existing sites have
been assessed against a Site Quality Matrix, drawn from industry requirements, to
rank the sites in order of suitability for employment use. A copy of the Site Quality
Matrix is provided in Appendix C.

1.2.5

In addition to these sites, there are a further 218 stand alone sites distributed
around the Island, 76 of which are located in or around the Main Centres of St Peter
Port and St Sampson and 26 of which are located within the Local Centres with the
reminder dispersed across the Island.

Portfolio of existing employment land in Guernsey
Site name
Site area (m2)
Mixed Use Historic Areas
South Esplanade
7,323
Grange Road
17,593
Town Centre
47,165
La Charroterie
15,315
Kingsway House, Havilland Street
2,491
St Peter Port & St John House
1,337
Rue du Pre
8,046
Le Bordage
5,273
5-17 Victoria Road
878
Established Office Locations
Les Echelons
6,078
Glategny Esplanade
24,013
Le Truchot/La Plaiderie
27,400
High Quality Business Parks
Admiral Park
75,693
Light Industrial Areas
St George's Place
8,853
Envoy House, La Vrangue
16,734
Airport
63,289
Lowlands
27,957
Centenary House
19,521
Old Tobacco Factory
7,818
Les Caches
8,511
Guilberts Industrial Estate
4,673
Fineshade Industrial Units
4,601
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Site quality score (/20)
19
18
16
16
16
16
14
14
13
20
20
16
18
20
18
17
16
15
14
13
12
11
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Le Foulon
Longcamps
Barras Lane
Guelles Lane
Garenne Park
General Industrial Areas
Northside
Dyson’s Yard
Pitronnerie Road
Leale’s Yard
Saltpans/ Braye Road
Specialist Industrial Areas
Longue Hougue
Boatworks+
Castle Emplacement
White Rock
Les Vardes
Utilities *

4,387
19,002
9,025
17,915
12,409

11
11
10
10
7

169,667
19,699
60,388
11,760
107,911

16
16
15
14
12

194,849
4,041
2,595
7,786
135,664
314,699

17
17
17
16
12
-

Figure 1.1 Portfolio of existing employment land in Guernsey. *Utilities are not individually
assessed and the figure does not include sub stations.

1.2.6

Assessment of this portfolio has identified that there is a wide range of employment
land on the Island, to suit a variety of occupiers and economic sectors. In general,
Industrial and Storage and Distribution uses tended to share similar characteristics in
terms of location and accommodation. Often existing industrial and storage uses coexist on the same estates with an on-going trend to convert industrial premises to
storage and distribution uses. Good access was highlighted from the assessment as
being a key criteria to the desirability of a location of such uses. The assessment
however identified that a proportion of the stock across all categories is dated, and
of a quality that limits its market appeal. While across all of the categories there are
opportunities for improvement in the quality of the building stock, some sites for
reasons primarily of access and neighbouring uses or layout are unlikely to be able
to adapt to modern business needs and could potentially be considered for
alternative uses.
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Figure 1.2 Map of Island showing existing employments sites
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1.3
1.3.1

Stage Two: Creating a picture of future requirements
Stage Two assesses future requirements for employment land through the use of
two complimentary techniques; econometric modelling and assessment of trends in
planning consents. The projections are scenario tested and adjusted for the local
context to create a picture of the amount of land that is likely to be required over
the life of the Development Plan. As many employment sites accommodate both
industrial and storage & distribution uses, and the land requirements of those two
sectors generally align, the forecast requirement for industry and storage &
distribution has been combined. Figure 1.3 sets out the existing land supply for the
three key employment sectors, the change in requirement projected through the
modelling, and the total projected requirement.

Office
Industry,
Storage/Distribution

Existing land supply
(m2)

Gross additional land
requirement (m2)

Gross total land
requirement (m2)

172,308
1,892,523

+30,000
-22,600

202,308
1,869,923

Figure 1.3 Summary of employment land requirement by sector 2015-2025

1.4

Stage Three: Identifying a portfolio of sites

1.4.1

Having established a picture of future requirements under Stage Two, Stage Three
identifies a portfolio of employment sites that can deliver the projected land
requirements, and that is compatible with the Strategic Land Use Plan and the
future needs of the Islands’ businesses.

1.4.2

In light of the relatively small scale of the land requirements forecast, to identify a
portfolio of sites which meets those requirements it was determined to take an
approach which built on the existing portfolio of employment land. The portfolio of
existing employment sites identified has therefore been assessed in order to
establish which sites are likely to continue to meet business needs, either in their
existing use, through intensification of that use or change of use to an alternative
employment use, and which are likely to be lost from employment use.

1.4.3

Further assessment was undertaken to identify sites which could be expanded to
deliver the additional requirements, focussing on land that fit with the strategic
spatial strategy. The potential impact of the sites and their potential opportunities if
identified, were also assessed against their baseline environmental conditions (for
further details of the assessment criteria see appendix I).

1.4.4

This assessment included reference to Call for Sites submissions, both in terms of
identifying deliverable opportunities around existing sites and identifying whether a
site was likely to remain in employment use over the Plan period.

Portfolio of office premises
1.4.5

The areas which are likely to form the core locations for office premises over the
Plan Period are outlined in Figure 1.4 below.
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Proposed portfolio of office sites
Area category
Area name
Mixed-use historic
areas

Established offices

Business Parks

Kingsway House
St Peter Port & St John
House
Grange Road
Town Centre
La Charroterie
South Esplanade
Les Echelons
Glategny Esplanade
Le Truchot
Admiral Park

Quality of office
space
Primary
Primary
Primary
Primary
Primary/Secondary
Secondary
Primary
Primary
Primary/Secondary
Primary

Figure 1.4 Core locations for office premises

1.4.6

The main opportunity identified for new large floorplate office accommodation lies
within the remaining undeveloped land at Admiral Park, which would meet the
majority of the forecast requirement as shown in Figure 1.5. Opportunities have also
been identified for the creation of new office space either within or adjacent to
existing core sites, such as opportunities identified in Town Centre, Grange Road and
more medium term South Esplanade that could help deliver the forecast
requirement.
Area category
High Quality Business
Park
Total
Planning
requirement

Area name
Admiral Park

Timescale for
development
Short

Size of
opportunity
30,624m2
30,624 m2
30,000m²

Figure 1.5 Additional opportunities for offices

1.4.7

A policy approach to encourage redevelopment and refurbishment of existing office
stock in core locations together with designating the lands at Admiral Park would
meet the forecast requirements over the ten years.

1.4.8

The identification of sites for additional office accommodation within the Local
Centres is not required to deliver the projected land requirements. There are
however a low number of existing office sites located within the Local Centres,
which contribute to the vitality of those Centres, and provision for a level of office
development within Local Centres could further enhance the sustainability of those
areas. It is therefore recommended that the Island Development Plan includes an
enabling policy for small-scale offices within Local Centres, subject to demonstration
that such provision would reinforce the sustainability of the centre.

1.4.9

In addition, there is a surplus of small scale office premises and a number of existing
sites providing tertiary accommodation that have been identified as likely to be lost
from the portfolio. The loss of these areas would not be critical to the overall
portfolio and would allow the introduction of uses to contribute to the vitality of the
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area and wider functioning of the economy. It is recommended that any proposed
policy approach incorporate flexibility to allow for a change of use away from office
in these areas to a more viable use where appropriate.

Portfolio of industrial and storage & distribution premises
1.4.10 Although the forecasts under Stage 2 project an overall loss of land for industry and
storage of -22,600m2, to ensure an adequate land supply to meet the needs of
businesses and in accordance with the Strategic Land Use Plan, the proposed
approach is for the portfolio of industrial/storage & distribution land is to safeguard
a few key areas within and around the Main Centres, enabling consolidation of
industrial, storage and distribution uses onto those sites and encouraging
redevelopment of other areas no longer required for such purposes to change to a
more viable use.
1.4.11 The proposed portfolio of areas is shown in Figure 1.6 below and it is recommended
that provision is made within the Island Development Plan to give a level of
protection of these and where appropriate limited extension.
Proposed portfolio of industry and storage & distribution sites
Area category
Area name
Light Industrial Areas
Envoy House
St George’s Place
Airport
La Villiaze
General Industrial
Areas

Pitronnerie Road
Northside
Dyson’s Yard
Saltpans/Braye Road

Specialist Industrial
Areas

Boatworks+
Longue Hougue
Les Vardes Quarry
Chouet headland
Utilities

Stand Alone sites*
Figure 1.6 Proposed industrial/storage & distribution portfolio. * Stand alone sites within
centres, may be appropriate for change of use, as described below.

1.4.12 The areas identified for potential expansion are set out in Figure 1.7
Area category
Light Industrial Areas

Area name
Airport expansion
La Villiaze

General Industrial Areas

Pitronnerie Road expansion
Saltpans/Braye Road
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Area (m2)
58,071
11,548
7,288
1,567
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Northside expansion

Sub total

36,333
+114,807
121,945
78,781
+200,726

Total
Planning Requirement

+315,533
-22,600

Sub total
Specialist Industry

Longue Hougue
Chouet Headland

Figure 1.7 Proposed additions to the existing Industry/Storage portfolio

1.4.13 This assessment indicates this sector needs to invest and upgrade the existing stock,
which re-structuring and consolidating onto core sites and expansion areas should
facilitate. The potential loss from the sector, will vary depending on factors including
the intention of the owners and careful consideration should be given to any
proposal which would result in the loss of sites with good access. Nevertheless the
potential loss is far outweighed by the provision for expansion of core employment
areas identified and opportunities within them for intensification.
1.4.14 The proposed portfolios provide a comprehensive range of employment land within
the Main Centres, which would deliver the forecast requirements. In accordance
with Strategic Land Use Plan direction, it is however noted that some provision
should be made for new small-scale employment development within Local Centres,
subject to demonstration that such provision would reinforce the sustainability of
the centre.
1.4.15 The proposed portfolio also contain sites, which fall outside of the strategic spatial
strategy. These sites provide a range of industrial uses across the island, and support
should be given for their continued operations. It is therefore recommended that
while there is no scope for an increase in the scale of those sites, the policy
approach should make provision to enable upgrading of the existing stock to ensure
that the sites remain attractive for employment uses.
1.4.16 In addition, the portfolio carries forward previous allocations of land for light
industry, to safeguard mineral resources and to safeguard potential water reserves
from the current Rural Area Plan (2005). The strategic value of these sites remains
and the reservation of these areas, in accordance with the directions of the Strategic
Land Use Plan is recommended to be continued into the new Island Development
Plan.

1.5

Conclusion

1.5.1 Assessment of the existing portfolio has identified that there is a wide range of
employment land on the Island, to suit a variety of occupiers and economic sectors.
Further evaluation has however identified that a proportion of the stock is dated, and
of a quality and size that limits its market appeal. In some cases opportunities have
been identified to improve the stock, but some sites are unlikely to be able to adapt to
meet modern requirements
1.5.2 Drawing from the three stages, the study concludes that employment land
requirements forecast can be substantially delivered through the existing portfolio
and makes the following recommendations for a future policy approach to
employment land:
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Key Recommendations
•
•
•

•
•
•
•
•
•

Safeguard land at Admiral Park to accommodate majority of the forecast
office req uirement and seek to improve the existing office stock within the
core locations identified in the Main Centres.
Allow flexibility for change of use away from offices on sites, particularly small
scale, which are no longer suitable for such purposes.
Consolidate industrial/storage & distribution uses onto a few key sites within
and around the Main Centres with provision to give a level of protection to
these sites for these uses and encourage re-development, intensification and
limited extension where appropriate. Elsewhere within and around the Main
Centres to facilitate and encourage the redevelopment of existing sites to
more viable uses and support for existing employment uses in these areas.
Allow flexibility for change of use away from industry/storage & distribution
on sites outside of the core areas identified. However, particular regard
should be given to loss of existing sites with good access.
Ensure flexibility to accommodate a range of employment uses from start ups
to large multinational companies and to enable change of use between
employment uses, where appropriate.
Make provision for new small-scale employment uses within Local Centres,
where such provision would support the sustainability of the centre.
Allow for upgrading of existing employment sites which fall outside of the
spatial strategy, whilst retaining the existing scale of use at those sites.
Safeguard land within and adjoining the airport, as identified for airport
related uses.
Carry forward existing allocations for strategic reserves of employment land
designated in the current Rural Area Plan (2005).

Employment Land Study 2014

14

2 Background
2.1.1

Guernsey generally has a positive and flexible attitude to business. The States sees
its role as helping to maintain economic success and enabling the Island’s economy
to flourish to make Guernsey a globally competitive centre of economic growth with
a diversified economy which supports and maintains the high quality of Island life.

2.1.2

Whilst Guernsey’s financial services sector has an international reputation and is a
major employer and economic driver, there is a broad range of economic activity on
the island, much of it undertaken by small, local businesses, many with specific
locational requirements ranging from office accommodation to workshops and open
yards. An overview of the Island’s economy is presented in Figure 2.1.

2.1.3

This study has been prepared as part of the evidence base to inform the preparation
of a new Island Development Plan under the provisions of the Land Planning and
Development (Guernsey) Law 2005. This study refines and supersedes the Guernsey
Employment Land Study 2013, an interim study published as part of the Key
Messages, Issues and Options stage of the Island Development Plan Review, in line
with recommendations made by a peer review of that document undertaken by
Nathaniel Lichfield & Partners (2013).

2.1.4

For the purposes of this study ‘employment land’ is defined as land and buildings
used for industry (light industry, general industry and specialist industry), storage
(storage and distribution) and offices. The purpose of the study is to inform policy
development on industrial, storage and office provision. This is the first time
information has been collected and analysed in a comprehensive, systematic way to
inform policies on the amount and type of land and premises required for
employment in the Island.

Finance
Public administration
Wholesale, retail and repairs
Construction
Hostelry
Professional, business, scientific and
technical activities
Human health, social and charitable
work activities
Administrative and support service
activities
Information and communication
Transport and storage
Manufacturing
Other

Other includes Education; Other service activities; Arts, entertainment & recreation; Utility supply;
Primary industries; Real estate activities; Activities of households as employers; Waste management.

Figure 2.1 Economic sectors in Guernsey by percentage of workforce
(Source: Guernsey Labour Bulletin 2012)
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3 Policy Context
3.1

Strategic Land Use Plan

3.1.1

The Strategic Land Use Plan (SLUP) was approved by the States in 2011 and sets an
overarching spatial framework for Guernsey for the next 20 years. The SLUP
provides both general guidance and more specific directions to the Environment
Department in the preparation of the new Island Development Plan.

3.1.2

The Strategic Land Use Plan is one of four Island Resource Plans that, informed by
the States Strategic Plan, describe the way in which the States propose to manage or
influence the use of Island resources to support the government's aims and
objectives.

3.1.3

The core objective of the SLUP is to improve the quality of life of Islanders and to
support a successful economy while protecting the Island’s environment, unique
cultural identity and rich heritage through spatial planning policies that amongst
other objectives enable a diversified, broadly balanced economy with high levels of
employment and a flexible labour market.

3.1.4

The SLUP sets out an overarching spatial strategy for the distribution of
development within the island, which states that development will be concentrated
within and around the edges of the Main Centres of St Peter Port and St
Sampson/Vale with some limited development within and around the edges of Local
Centres to enable community growth and the reinforcement of sustainable centres.

3.1.5

The SLUP continues to identify a number of strategic directions that sit under the
spatial strategy through Linking Policies (LP), and provides more detailed direction
through policies for specific land uses (SLP). The key SLUP policies for this study are
set out in Box 3.1.

3.1.6

With regard to offices, the SLUP directs new larger office developments to the
commercial cores of Main Centres (including Admiral Park) and provides for new
small-scale office development within certain Local Centres (SLP1, LP6 & LP10). It
prioritises brownfield sites over greenfield ones and encourages the refurbishment
and reuse of the existing office stock in the Main Centres where this is compatible
with the need to protect the valued historic character (SLP2 & LP9).

3.1.7

The SLUP also directs industrial development to within and around the Main
Centres, specifically at Admiral Park and Saltpans (SLP3 & LP6). However, it also sets
out that there is potential for Local Centres to provide some opportunities for
industrial development (LP10).

3.1.8

It is recognised within the SLUP that certain small scale businesses such as those
operating on a home working basis or those requiring workshops, secure storage or
open yards may have a justifiable need to develop outside the Main and Local
Centres. These small scale businesses may have no operational requirement to be
located within or on the edges of the Main Centres, or may be unable to find
suitable sites within land currently reserved for industry as a result of being unable
to compete with larger firms looking for higher quality accommodation. As such,
limited provision for small scale business should be made outside of the centres
(SLP4).
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Relevant SLUP policies
Linking policies:
LP6
Main Centre vitality and viability - Business
LP9
Main Centre vitality and viability - Delivery
LP10
Local Centres
Policies for specific land uses:
SLP1 - The Development Plans may make provision for new office development within
the Main Centres, including Admiral Park, that would help deliver wider economic, social
and environmental benefits.
SLP2 - The Development Plans will encourage the refurbishment and re-use of the
existing office stock in the Main Centres.
SLP3 - The Development Plans will make provision for a comprehensive range of land
opportunities for employment uses.
SLP4 - Limited provision will be made within the Development Plans for small-scale
business development outside the Main and Local Centres that respects the scale and
character of the surroundings.
SLP20 – Les Vardes Quarry, St Sampson will be safeguarded as a future strategic water
reserve following the end of quarrying activities.
SLP26 – The Development Plans will safeguard Chouet Headland (Vale) as a strategic
reserve for stone extraction.
SLP38 – The Development Plans will make provision for airport-related development
that ensures Guernsey Airport is able to meet modern operational standards and
respond to opportunities to strengthen its contribution to the economy.
Box 3.1 Relevant SLUP policies

3.1.9

The SLUP directs the Environment Department to assess existing reserves of
business land against the Island’s current and longer term economic development
needs, including the needs of the lower value industrial and service sector, and to
investigate appropriate mechanisms for securing such an adequate supply of land.

3.1.10 The importance of strategic transport links are also emphasised within the SLUP,
which directs provision to be made for airport-related development that ensures the
airport is able to meet modern operational standards and respond to opportunities
to strengthen its contribution to the economy.
3.1.11 The SLUP identifies that stone extraction is likely to continue at Les Vardes Quarry
for a period of 15-20 years from 2011. Under the banner of natural resource
management, the SLUP directs Les Vardes to be safeguarded as a future strategic
water reserve following the end of quarrying activities.
3.1.12 The SLUP states that a further area of stone exists at Chouet Headland (Vale) which
is considered to be viable to extract. The SLUP directs the Environment Department
to ensure that this area of land is suitably identified as a strategic reserve of stone
and is protected from other forms of development that might otherwise adversely
affect stone extraction.
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3.1.13 In addition to the above, the SLUP contains a range of other requirements for the
planning and sustainable development of the Island, to which the new Development
Plan must have regard, including the enhancement of the built environment,
protection of historic buildings and the efficient use of land.
3.1.14 Upon adoption of the new Island Development Plan, Part C of the SLUP sets out
requirements for monitoring and review of the new Island Development Plan
policies to ensure there is adequate provision of employment development during
the life of the plan. The results of this study will help inform a future monitoring
framework.

3.2

The Urban Area Plan (UAP)

3.2.1

The Urban Area Plan (UAP), adopted in 2002, is the current Development Plan for
the built up area of St Peter Port and St Sampson/the Vale. The UAP identifies three
Mixed Use Redevelopment Areas (MURA), with those at Glategny Esplanade and Le
Bouet (Admiral Park) as the focus for new office developments. Further large-scale
office development is only allowed on existing office sites. The Glategny Esplanade
MURA is now fully developed and approximately three quarters of Le Bouet has
been developed. The third MURA, located at Leale’s Yard, does not preclude
significant office development however development of this site has not progressed.

3.2.2

The plan also recognises the importance of small office premises, directing the
provision of such premises to the Settlement Areas, alongside the need to provide
flexibility to allow existing office stock to upgrade to meet modern requirements and
to find alternative uses when premises are no longer required.

3.2.3

The new Island Development Plan will therefore need to consider whether or not
there is a need to allocate further sites for office accommodation, or whether after
an intensive decade of development the need can be met from the existing stock of
offices and the upgrading and redevelopment of existing office sites.

3.2.4

The UAP allocates the Island’s principal reserves of industrial land in four Key
Industrial Areas. These sites can accommodate large industrial premises and have
good road access. Industrial development (which includes storage and distribution
uses) is also acceptable in principle on other brownfield sites where it is compatible
with surrounding uses and, exceptionally, for small workshops and yards on
redundant horticultural sites.

3.3

The Rural Area Plan (RAP)

3.3.1

The Rural Area Plan, adopted in 2005, is the current Development Plan for the
remainder of the island. There are a wide range of existing industrial uses in the
rural area that have evolved over time. Likewise, there is a scattering of offices in
the rural area that perform an important function in the Island’s economy. In order
to conserve and enhance the rural environment, these existing uses are supported
in the current approach, while new development is mainly directed to brownfield
sites in the urban area.

3.3.2

In addition, the RAP recognises the need for small, inexpensive workshops and yards
which may need to locate outside built up areas. In 2009, an amendment to the RAP
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was approved which identified 3 sites and created a policy to allow such uses to
come forward in the rural area. To date only 1 identified site has been taken up.
3.3.3

The RAP also includes an allocation of 10,000m2 of land at La Villiaze, to the north of
the airport runway, for light industrial use. This land was identified as of strategic
value for light industrial use, including manufacturing, research & development and
e-business purposes.

3.3.4

Mineral Safeguarding Areas are also identified at the existing Les Vardes Quarry and
Chouet Headland to protect areas that may contribute towards future working for
stone.

3.4
3.4.1

3.5

Other States Plans and Objectives
There are a number of States Policy and Resources Plans that form a higher level
policy framework and will inform the preparation of the Island Development Plan.
In addition to the SLUP, of particular relevance to this study are the Fiscal and
Economic Policy Plan and the Population Management Plan (which is a work in
progress). The Commerce and Employment Departmental strategy ‘ The Economic
Development Framework’ is also of particular relevance to this study. The Island
Development Plan will take account of the spatial implications of the policies in
these plans and the key elements with regard to employment land are summarised
below.

Fiscal & Economic Policy Plan

3.5.1

The Fiscal and Economic Policy Plan is one of three Policy Plans that, together with
the four Island Resource Plans, form the States Strategic Plan, a high level plan
setting medium to long term objectives to fulfil the corporate objectives of the
States. The mandate of the Fiscal and Economic Policy Plan is to oversee the
development of long-term fiscal and economic strategy.

3.5.2

The Fiscal and Economic Policy Plan is based on the following politically endorsed
working assumptions:
•

•
•
•
•

3.5.3

Sustainable economic growth is desirable and is to be pursued as a means of
increasing the standard of living of Guernsey’s residents and providing tax
revenues to fund ever increasing demands for public services, in particular
education, health and law and order;
The principle that the private sector is the engine of economic growth;
The public sector’s role is to provide the necessary competitive fiscal and
macroeconomic environment to enable the private sector to flourish;
Fiscal policy’s prime objective is to promote long term economic growth; and
The maintenance of a competitive position for Guernsey is an imperative for
future economic success.

The States considers that the maintenance of Guernsey’s competitive position is
best served by a continued conservative fiscal stance (and an internationally
competitive tax position) and the maintenance of the Island’s reputation for being a
well regulated, tax transparent jurisdiction together with measures to control
inflation (and hence costs) and supply side measures that foster innovation and
improve the productivity of both the workforce and companies.
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3.5.4

Continued investment in key strategic infrastructure is essential to maintain
Guernsey’s competitive position.

3.5.5

The general objectives of the Fiscal and Economic Policy Plan, first set out in 2009
and updated annually are as follows:
• Long run fiscal balance: spending within constraints of the Fiscal Framework.
• Continuing OECD Tier One Status. Average economic growth of 2% or more
per annum.
• Stable and low inflation: RPIX 3.0%.
• Continuing full employment.
• Skilled, flexible labour market.
• Diversified, broadly balanced economy.
• Well regulated, competitive domestic markets.
• Modern key strategic infrastructure, with public capital investment averaging
3% of GDP.
• Real term freeze on aggregate States revenue expenditure.
• Maintenance of an internationally competitive fiscal regime.
• Maintenance of an internationally respected financial services regulatory
regime: adopting and applying international standards.

3.6

Population Management Plan

3.6.1

The Population Management Plan, which is an Island Resource Plan, is currently
being prepared and the information arising from this work stream will be taken into
account in preparing the Island Development Plan.

3.6.2

The preparation of a new population management regime is in recognition that
Housing Control and immigration regimes are currently performing this function,
even though that is not their purpose and it is not the most effective approach. In
June 2013, the States approved a report recommending the replacement of the
Housing Control and Right to Work Laws with a population management regime,
based on a system of Permits for Residence and Employment, which determines and
manages the circumstances under which people may reside in Guernsey, for what
reasons and for how long.

3.6.3

The details on all aspects of a new regime will now be prepared and will return to
the States in the future for debate.

3.6.4

In the interim, the States current policy is to retain the population at March 2007
levels (61,175).The annual statistics produced by the Policy Council indicates the
Island is experiencing an average increase of 200 people per year. For the purposes
of the employment land study it is assumed that this trend in population levels
remains the same, though the forecasts can be updated, should a new population
management regime be implemented.

3.7
3.7.1

Towards an Economic Development Strategy for Guernsey
In 2011 The Commerce and Employment Department commissioned Oxford
Economics to undertake research on Guernsey’s current economic profile, potential
future opportunities and overall strategic direction in relation to economic policy.
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The report sets out an evidence base on which an economic development strategy
for the Island can be developed and is an important source of information on the
economic sectors that could form the basis of the Guernsey economy over the next
ten years.
3.7.2

The key messages are that core drivers of growth such as skills, infrastructure,
research and development and entrepreneurship remain crucial to economic growth
and that there is a need to support the finance industry as the Island’s key global
strength whilst at the same time supporting diversification to create a broader
economic base. The report identifies seven sectors best positioned to drive
competiveness in Guernsey as follows:
•
•
•
•
•
•
•

3.8

Professional Services;
Renewable Energy;
ICT;
Tourism;
Aviation;
Creative; and,
Health.

Economic Development Framework (2014)

3.8.1

The Economic Development Framework was published in 2014, drawing from the
strategic direction of the Fiscal and Economic Policy Plan and following on from the
Oxford Economics Report. This is a Departmental plan which has been noted by the
States.

3.8.2

The Framework sets out an overarching aim to continue to support and promote a
diverse finance industry as the main engine of growth in the economy, whilst also
encouraging the growth of other “high value, low footprint” sectors of the economy
by encouraging competitive pricing, high skill levels, infrastructure and appropriate
legislation and regulation.

3.8.3

To achieve this aim the Framework sets out four key objectives:
1. To develop the Island’s existing economic sectors;
2. To support emerging economic sectors;
3. To make Guernsey work for business and help business get the best from
Guernsey; and
4. To track the development of the Island’s economy.

3.8.4

A framework for meeting these objectives is provided through 27 Strategic Aims and
associated workstreams. Of particular relevance to this study is the focus on
“Business Facilitators”, which maximise economic opportunity through ensuring that
appropriate conditions and infrastructure are in place to foster continued growth,
including optimisation of the property offer.

3.8.5

In particular, Strategic Aim 24 seeks to ensure an adequate supply of commercial
premises to meet evidence-based current and projected need and promotes
investigation into the affordability of commercial premises. This aim focuses on
developing the means of providing an evidence base to demonstrate industry
requirements, which can then be fed into the planning system. It is noted that to
achieve this aim a flexible development and planning regime is required, which can
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meet the needs of industry and support diverse economic growth whilst seeking to
maintain the attractiveness of the Island.
3.8.6

This focus is reflected in the commentary on Strategic Aims 1 & 6, which respectively
seek to support the economy through the development of appropriate office
accommodation and data storage premises, and identify a requirement for a
sympathetic and fast acting planning process to facilitate the availability of
commercial premises and to ensure adequate supply.

3.8.7

The Framework also identifies, under Strategic Aim 9, the potential for provision of a
digital and creative start-up business incubator in the Island, which could provide
accommodation for digital start-ups as well as training and support for the sector,
and notes there may be scope to provide this at an existing States-owned property.

3.8.8

The Framework concludes with recommendations for improved monitoring,
promoting the collection of qualitative as well as quantitative data on the
performance of the Island’s economic sectors to measure economic growth and
understand business needs, paralleling the direction of the SLUP.
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4 Scope of Study
4.1

Purpose of the study

4.1.1

The purpose of this study is to provide an evidence base to inform the preparation
of a new Island Development Plan, and to demonstrate a land portfolio that enables
the policy requirements of the SLUP to be met for the subject sectors.

4.1.2

As detailed previously, the key requirements of the SLUP are:
•
•
•
•
•
•

4.2

To concentrate development within and around the edges of the main and
Local Centres;
To provide opportunities/mechanisms for mixed use re/development within
the Main Centres;
To make provision for new large office development within the Main Centres,
with limited provision for new small-scale office development within Local
Centres;
To encourage refurbishment of existing office stock within the Main Centres;
To retain the main focus for industry within or around the Main Centres, with
limited provision within Local Centres; and
To make limited provision for small-scale business development outside the
Main and Local Centres.

What is included in the study

4.2.1

The physical extent of the study is the whole of the island of Guernsey, including the
Main Centres, Local Centres and rural areas. The study is limited to the main island
of Guernsey, and does not cover any other Island in the Bailiwick.

4.2.2

In terms of land uses, this study covers offices (use classes 21, 22 and 23 of the Land
Planning and Development (Use Classes) Ordinance, 2007), industry (use classes 3743) and storage/distribution uses (use classes 30-36) and includes land as well as
buildings. A detailed breakdown of the use classes is provided in Appendix A.

4.2.3

The base date for this study is December 2012.

4.3

Omissions from study

4.3.1

The employment uses covered by this study are outlined above, including three
main employment sectors. The SLUP also provides direction for limited provision of
land for small scale businesses, such as those requiring workshops and open storage,
outside of the Main and Local Centres. The provision of land for these small scale
uses, and the provision of potential exception sites outside of the Centres, will form
the subject of a separate study and will not be given specific consideration under
this review.

4.3.2

It is recognised that other economic activities, such as the visitor economy, retail
and public amenities also generate significant levels of employment, however, these
activities are also addressed by separate studies.
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4.4

Outcomes of the study

4.4.1

The study presents a snap shot of the current property portfolio associated with
offices, industry and storage and distribution; outlines the current and future
business needs for these sectors in terms of land and property and other factors
affecting demand, such as demographics; and identifies an appropriate portfolio of
sites to meet that demand.

4.4.2

Established forecasting models and best practice guidelines have been used to
underpin the study, however, as with all such modelling, a number of assumptions
have to be made and the professional judgement of officers has to be applied.
Forecasting in this manner is not an exact science and the outcomes should be
regarded as indicative rather than prescriptive.
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5 Methodology
5.1.1

Preparation of an employment land study is in accordance with best practice for
plan-making. This study is based on the methodology set out in the Department of
Communities and Local Government’s guidance on Employment Land Reviews:
Guidance Note (2004). While this guidance has formed the basis of the methodology
used in this employment land study, it has been adapted to suit the Guernsey
pattern of land use, available data and the Guernsey planning system.

5.1.2

The employment land study has been carried out in three stages as follows:
Stage 1: Baseline Position
Stage 2: Creating a Picture of Future Requirements
Stage 3: Identifying a Portfolio of Sites

5.2
5.2.1

Stage 1: Baseline Position
The purpose of this stage is to understand:
• The profile of employment premises across the island in terms of the type of
premises, location and size;
• The level of demand for premises and the factors that influence demand;
• Trends in employment and how this might influence future demand;
• The supply of new and upgraded premises through the planning system; and
• The spatial distribution and character of different employment areas.

5.2.2

To establish a baseline position, desktop and site surveys of existing employment
sites were undertaken. This survey was supplemented with consultation with
property agents, information from property market audits and data on planning
consents. The data sources used in this stage are detailed in Box 5.1.

5.2.3

The general employment areas in the Island were then identified in line with the
classifications set out in the Department of Communities and Local Government’s
guidance, to identify the key areas and understand the characteristics and
requirements of those segments.

5.3

Stage 2: Creating a picture of future requirements

5.3.1

This stage aims to create a picture of the amount of employment land that is likely
to be required over the 10 year life of the Island Development Plan (2015-2025).

5.3.2

The study draws primarily on econometric modelling to inform the quantum of
employment land likely to be required. Economic modelling was carried out by the
States of Guernsey Policy Research Unit to project the amount of space required
based on forecasted GDP and employment figures. This work is informed by supply
led modelling carried out by calculating trends in planning permissions given for
employment land over the last ten years and projecting those trends forward. The
base date for both approaches is December 2012.

5.3.3

Further consideration was then given to what factors might influence these
projections during the lifetime of the Island Development Plan through scenario
testing to develop a gross land planning requirement for each employment sector.
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5.4
5.4.1

Stage 3: Identifying a new portfolio of sites
The final stage is to demonstrate a portfolio of existing and potential employment
sites that offers a comprehensive range of opportunities for employment use. To
comply with the Strategic Land Use Plan, this portfolio has to have regard to
requirements for:
• Existing and refurbished office stock in the Main Centres;
• New office development in Main Centres, including Admiral Park;
• Industrial premises within or around the Main Centres, Saltpans Park and
Admiral Park;
• Office and industrial premises within Local Centres if appropriate.

5.4.2

5.5

The portfolio of sites has been selected so as to be attractive to business in terms of
location, size, accessibility and specification of premises. In accordance with
strategic direction, the redevelopment of brownfield sites has been prioritised over
greenfield sites and business requirements have been balanced against other
objectives of the SLUP, such as enhancement of the built environment, protection of
historic buildings and the efficient use of land.

Consultation

5.5.1

A number of consultations have informed the preparation of this study, along with
ongoing liaison with the Commerce & Employment Department.

5.5.2

In May 2012 interviews were held with 5 of the Island’s main commercial property
letting agents, along with a workshop with employment stakeholders to establish
the issues facing businesses in relation to land and property. The data collected was
supplemented by reference to the annual Business Trends Survey undertaken by the
Young Business Group to further understand requirements for industrial premises.

5.5.3

As part of the 2013 Key Messages, Issues and Options stage in the Plan Review, the
Environment Department sought comments from the general public on the 2013
Employment Land Study, and underwent peer review by Nathanial Lichfield &
Partners. A further workshop was held in October 2013 with employment
stakeholders to gain feedback on the report and identify any subsequent market
changes.
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Data Sources
Both primary and secondary sources of data have been used in the study, however there
is not a perfect fit between the two datasets. The statistical data has been supplemented
by consultation to give a fuller picture. The figures should be take as best estimates,
rather than accurate figures. The data sources used are explained below.
Floorspace: Where floorspace figures have been given for the whole Island, by size or by
Parish the figures are from a snapshot of Cadastre data in December 2012. All figures are
gross external floor areas.
Vacancy rates: Taken from the twice yearly audit of marketed commercial premises
carried out by the Environment Department. The audit is carried out by reviewing the
sites being marketed online by ten of the Island’s largest estate agents. All figures are net
internal areas. The audits are available to the public as part of the half yearly
employment monitoring report available at www.gov.gg/planning
Employment Land Supply: Data source is the Environment Department planning
application database (iLAP) and the associated hard copy property files. It has been
assumed that information submitted on planning application forms is accurate. All figures
are gross external floor areas. It is noted that the application form data changed to
internal floor area in April 2012, and the data collected after that date has been adjusted
to provide gross external floor areas. Data on recent applications is available to the public
as part of the half yearly employment monitoring report available at
www.gov.gg/planning
Property Market: The information on the commercial property market is sourced from
interviews with five of the main commercial property agents on the Island in May 2012
(Jones Watts, Swoffers, Lovells, Montagu Evans and Nick Brett Associates). The agents
were interviewed individually and their comments summarised into a report, which was
subsequently ratified with all those interviewed. Two workshops were also held with
business organisations (attended by Confederation of Guernsey Industry, Guernsey
Enterprise Agency, Construction Industry Forum, Guernsey International Business
Association, Comprop, Walter Property, Watts & Co and Swoffers) who were asked about
demand for various types of premises, source of enquiries for premises and barriers to
securing the right premises.
Employment by sector: Trends in employment by sector area were analysed using the
data in the Guernsey Labour Market Bulletin (September, 2012) published by the States
of Guernsey Policy Research Unit.
Whilst there is generally a good fit between cadastre (TRP) categories, the Use Classes
Ordinance and employment sectors, there are some anomalies, particularly in relation to
storage. The TRP, land use and employment categories applied to land use types are
detailed in Appendix A.
Box 5.1 Data sources
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Stage One:

Baseline
Position
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6 Introduction
6.1.1

The purpose of this stage is to understand:
• The profile of employment premises across the island in terms of the type of
premises, location and size;
• The level of demand for premises and the factors that influence demand;
• Trends in employment and how this might influence future demand;
• The supply of new and upgraded premises through the planning system; and
• The spatial distribution and character of different employment areas.

6.1.2

To establish a baseline position, desktop and site surveys of existing employment
sites were undertaken. This survey was supplemented with consultation with
property agents, information from property market audits and data on planning
consents.

6.1.3

Drawing from this information, the key employment areas in the Island were
identified to provide a better understanding of the local commercial property
market. The classifications used to define these areas derive from those set out in
the UK government guidance2 adapted for the local context, and are:
•
•
•
•
•
•
•
•

Mixed Use Historic Areas;
Established Office Locations;
High Quality Business Parks;
Light Industrial Areas;
General Industrial Areas;
Specialist Industrial Areas;
Stand Alone Sites; and
Micro-sites.

6.1.4

Further assessment of these areas is undertaken in Section 10 of this report.

6.1.5

The base date for this stage is December 2012, reflecting the base date of the
Employment Land Study 2013. There have been no significant changes relating to
employment land subsequent to the publication of that study, and the base date
remains relevant.

2

UK Department of Communities and Local Government’s 'Planning Employment Land Reviews:
Guidance Note’ (2004)
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7 Profile of the office sector
7.1
7.1.1

Amount of office premises
In 2012, there was a total of 272,248m2 of office accommodation in Guernsey in 358
premises, located on 172,308m2 of land.

Size profile of offices

7.2

7.2.1

Figure 7.1 shows that, based on 2012 data, almost half (46%) of the Island’s office
premises are under 250m2. Figure 7.2 however shows that these premises only
represent 7% of the Island’s total office floor space, with 40% accounted for by
premises over 3,000m2.
Total area of office floorspace m2
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Figure 7.1 Number of office premises
in each size category (2012)

7.3
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Figure 7.2 Area of office premises in each
size category (2012)

Location profile of offices

7.3.1

Figure 7.3 shows that the parish of St Peter Port is the primary location for offices,
with office uses grouped in clusters predominantly located to both the north and
south of the town core. The accommodation generally falls within three key land
categories: Established Office Locations, Mixed Use Historic Areas and High Quality
Business Parks. Of the office accommodation located within St Peter Port, 60% is
occupied by regulated financial industries (compared to 55% across the Island).

7.3.2

The area immediately to the north of the town core, centred around La Plaiderie and
Le Truchot, is an Established Office Location, incorporating the longest established
financial district typified by concentrations of large floor plate offices in a mixture of
historic and purpose built premises from the 1970’s and 1980’s. The redevelopment
of the Royal Plaza and Glategny Esplanade, completed between 2010-2012, extends
this office district northwards along the sea front, providing brand new, high
specification, large floor plate offices with harbour views.

7.3.3

To the south of the town core, South Esplanade forms a Mixed Use Historic Area,
containing mid size floor plates in a mixture of historic premises and premises
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constructed in the 1960’s. Les Echelons to the south forms a further Established
Office Location, characterised by premises constructed in the 1990’s, with Credit
Suisse being a major occupier.
7.3.4

There is a further cluster of smaller floor plate offices in Mixed Use Historic Areas
around New Street and Berthelot Street to the west of the town core,
predominantly located in historic buildings, and a high proportion of shops along
High Street, Smith Street and Commercial Arcade have offices on either one or two
floors above ground floor retail units.

7.3.5

Office premises are also found in Mixed Use Historic Areas along the main traffic
corridors radiating out from the town core, with groups of office buildings along
Grange Avenue and La Charroterie.

7.3.6

Admiral Park, located to the north of the St Peter Port centre, provides a further
cluster of large floor plate, high specification modern office premises in a business
park environment.

7.3.7

While St Sampson comes second to St Peter Port in amount of office
accommodation, it provides a greatly reduced level of accommodation in
comparison and acts as a minor office location. Of the few office premises in that
Main Centre, three are high street banks and are primarily located on the harbour
frontage. The largest offices are those of Guernsey Electricity located on the first
floor of their premises on North Quay.

7.3.8

There is very limited provision of offices outside the Main Centres.

Area of office floorspace (m2)
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Figure 7.3 Area of office accommodation by Parish (2012)
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7.4

Property market trends

7.4.1

Trends in the property market are a good indicator as to which types, size and
locations of properties are most in demand. High levels of premises on the market
can indicate a mismatch between supply and demand, or an overall drop in demand.
To establish key market trends this section draws from the findings of the Marketed
Premises Audit 2012 and interviews with commercial property agents.

7.4.2

In December 2012, 84 office properties were available to let, a total of over
30,300m2 and an estimated 11.1% of the total stock, up from 69 properties in July
2012. Of the 84 properties, 58 of those had been marketed for more than 6 months.

7.4.3

New large floor plate offices on Glategny Esplanade were taken up during 2012,
whilst a number of prominent buildings on La Plaiderie in the core of the office
district in St Peter Port became vacant. A number of historic premises on Hirzel
Street and Rue du Manoir, to the west of the town core, were being, or had recently
been refurbished and were awaiting new occupants. Le Bordage and Rue du Prè,
located along a key traffic corridor to the south of the town core, also contained
more office vacancies.

7.4.4

Figure 7.4 shows that the majority of marketed premises in 2012 had small floor
areas, at under 250m2.

7.4.5

Information from the property agents suggests that a number of businesses have
contracted, reducing employee levels, but remain tied into leases, leaving buildings
standing wholly or partially empty. The extent of this is unknown, but such
circumstances may be masking a higher vacancy level than that shown by marketed
premises alone.

Premises under 250m2
Premises 250-500m2
Premises 501-1000m2
Premises 1001-3000m2
Premises >3000m2

Figure 7.4 Marketed premises by size of premises (December 2012)

7.5
7.5.1

Supply of offices through the planning system
The area of floorspace given planning consent is an indicator of the demand for
various uses. It should be noted however, that whilst the vast majority of planning
permissions granted are implemented, for a variety of reasons there is a proportion
that don’t get built and the Department does not currently monitor implementation
rates.
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7.5.2

Planning permission has been given for a net increase of approximately 33,000m2
across all types of office space between 2003 and 2012. Consent for office
floorspace peaked in years when there were a few large developments permitted in
association with Mixed Use Redevelopment Areas (MURA), such as Admiral Park in
2004 and Glategny Esplanade in 2003 and 2009.

7.5.3

The figures below show the differences between permissions for Use Class 21 (use
for providing professional or financial services to visiting members of the public) and
Use Class 22 (use as an administrative office for any purpose, excluding class 21)
over the period 2003-2012.

7.5.4

Figure 7.5 shows that, in relation to Use Class 21, there were only two planning
permissions for a net increase of over 500m2, with the majority of permissions being
for under 500m2. Relatively few permissions involved the loss of this office type, the
largest net loss being the offices located at the former general post office building
on Smith Street which received consent for change of use to retail in May 2011, with
an overall net loss in office floor space. The building remained vacant in December
2012, and further applications have been submitted for alternative uses.
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Figure 7.5 Planning permissions for
offices in Use Class 21 by area of
floor space (2003-2012)
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Figure 7.6 Planning permissions for
offices in Use Class 22 by area of
floorspace (2003-2012)

7.5.5

Figure 7.6 shows a very similar pattern for Use Class 22, with the largest gains in
floorspace coming from a small number of permissions. The few significant
applications in this class are those related to the Admiral Park and Glategny MURAs.
Whilst approximately half of the applications involved the loss of offices, these
tended to be very small premises changing use to a variety of different uses
including residential, retail, dentists, etc. Those applications involving a small net
gain of under 400m2 were predominantly for changes of use, whilst those with a net
gain of over 500m2 were predominantly for the construction of new offices.

7.5.6

Residential Use Class 4 allows a small professional, retail or other business to be run
from a residential dwelling providing it does not have a detrimental impact on
neighbours. Upwards of 20 permissions were granted between 2007 and 2012 for a
variety of business activities including workshops, storage and offices typically in an
outbuilding or garage within the domestic curtilage. This type of permission allows
people to start up a business with very little initial capital investment in premises.

Employment Land Study 2014

34

7.6

Overview of Office Demand

7.6.1

The overview of office demand is drawn from the interviews undertaken with the
commercial property agents, supplemented by the workshops with employment
stakeholders.

7.6.2

The agents observed that supply and demand of office premises was very variable
between 2009 and 2012, due to changes in the global economy compared to the
relative stability of the preceding five to seven years, which makes it more difficult
to identify trends and predict future demand.

7.6.3

The office market was buoyant until 2008, but there are indications that businesses
have become more cautious, making do with existing premises rather than
upgrading or upscaling. Those that are upscaling are not taking on as much
additional space as they would have previously due to lower growth forecasts.

7.6.4

The agents estimate an overall requirement in the market for an additional
23,225m2 of office space, with a further minimum level of 10,000m2 of vacant space
to keep headroom in the market, to promote Guernsey as ‘open for business’ and to
enable a rapid response when the economy recovers.

7.6.5

The agents also suggest that the average annual take up of offices between 2008
and 2012 has been about 5,000m2, but only about half of this provision was through
additional new space, the rest was through the upgrading of existing space.

7.7
7.7.1

Factors influencing choice of premises
This section is also based on the information provided by interviews with
commercial property agents, and the associated workshops.
Suitability in terms of quality, size and layout

7.7.2

The SLUP outlines that Guernsey’s stock of office accommodation comprises the
following three categories of quality:
•
•
•

Primary – recently developed or refurbished to modern standards;
Secondary – older purpose-built offices that may or may not be capable of
being refurbished or redeveloped to modern standards;
Tertiary – existing offices resulting from the conversion of units of
accommodation, retail, etc. that may never meet modern standards.

7.7.3

Property agents have identified a preference for open plan offices, ideally large
enough to accommodate a company’s needs on one floor. Office buildings that can
be let on a floor-by-floor basis provide flexibility for a firm to expand into, or subdivide and sub-let. Space that has such flexibility is the most marketable, particularly
if it also has raised floors, peripheral ducting, air-conditioning, adequate floor to
ceiling heights, lift access and level access.

7.7.4

Conversely protected/historic buildings, such as converted houses, where it is
difficult to open up floor plates, establish level floors, install lifts etc. are more
difficult to let. Some purpose built offices, particularly those built in the 1960’s and
1970’s, are also considered tertiary space (i.e. may not be able to be converted to
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meet modern standards) as their low floor to ceiling heights makes them difficult to
upgrade.
7.7.5

Views from agents varied on what size of space was in greatest demand. It appears
that there is demand for small units up to 140m2, but also for medium sized
premises of between 280m2 – 470m2. It is clear from Figure 7.1 that the majority of
the Island’s office premises are under 250m2 however this space is often split over
several floors, which suggests a disconnect between supply and demand. Many of
the smaller premises are unlikely to be capable of meeting modern standards and
would therefore fall into the tertiary category identified in the SLUP.
Location

7.7.6

Financial and professional services tend to cluster and therefore a central location in
Le Truchot/St Julian’s Avenue area has typically been preferred, even to Glategny
Esplanade which is disconnected from the town core by St Julian’s Avenue. Only
large institutions that have the critical mass to stand alone prefer the business park
environment of Admiral Park.

7.7.7

Location is important to all levels of the office sector, but particularly for those
wanting to recruit and retain directors and to those businesses dealing with ‘High
Net Worth Individuals’. This latter type of business tends to want high specification
premises with sea views and parking in the immediate vicinity.

7.7.8

Car parking is a key consideration for occupiers. Car parking ideally needs to be on
site or within a 5 minute walk. Those with part-time staff value on-site parking as it
makes it easier for their staff to get between work and other commitments.
Dedicated parking becomes more important the bigger the office, with provision of
one parking space per 15m2 being ideal and offices above 200-300m2 without
parking being difficult to let. Businesses are drifting away from fringe locations with
poor access to parking, such as Le Bordage, Trinity Square and Rue du Prè. However,
as businesses are continuously looking to become more efficient, parking spaces for
staff members may increasingly become a luxury rather than a necessity.

7.7.9

Incompatible neighbouring uses that can have a detrimental impact on the character
of an area, such as takeaways, can also impact on the appeal of an office location.
Price

7.7.10 While rents in Guernsey are higher than in Jersey and provincial UK, this does not
appear to be a barrier to inward investment and prices are generally considered
affordable by indigenous businesses. This may in part be because rates (taxes) are
lower in Guernsey compared to other jurisdictions.
7.7.11 For larger businesses, location and suitability of premises are often put before price,
but smaller businesses are more price sensitive.
7.7.12 The cost of premises ranges considerably according to their location and
specification from around £194/m2 for tertiary space in a peripheral location to
upwards of £484/m2 for the very highest specification in a prime location in St Peter
Port.
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Source of demand
7.7.13 The office market up to 190m2 – 280m2 is approximately 70% local market, 30%
inward investors. A few inward investors have been known to want to reduce their
initial risk by taking small premises on short leases until they become established,
but such leases aren’t always available. Those moving from existing premises on the
Island, are generally looking to upgrade their premises, or consolidate into a single
building/single floor.
7.7.14 As would be expected, small premises are often taken up by new business start ups,
whilst larger premises are required as a result of acquisitions and mergers. IT start
ups form the majority of start ups occupying office premises, sometimes with a
requirement for associated light industrial premises for data storage or disaster
recovery suites.
Factors that might influence demand in the future
7.7.15 There is considered to be unmet demand for cheap, serviced office space with basic,
modern specification and available on flexible terms that would suit business start
ups and new investors.
7.7.16 Given the level of uncertainty in the European economy, it is difficult to predict the
future requirements for office space. The UK’s decision to remove most of
Guernsey’s Qualifying Recognised Overseas Pension Schemes (QROPS) from its list of
registered schemes is one of a number of factors that could affect demand for office
space.

7.8

Trends in office based employment

7.8.1

The States of Guernsey Policy and Research Unit publish statistics on employment by
economic sector. The Labour Market Bulletin (September, 2012) forms the basis for
the following analysis of trends in office based employment and the economic
sectors considered to operate from office premises have been identified as follows:
Information and Communication, Finance, Real Estate, Professional, Business,
Scientific and Technical, Administration and Support Services, Other Service
Activities3. The finance sector employs the most people on the island (6773 in 2012)
and has shown steady growth from 1997 to 2008. Presumably reflecting the global
recession, the number of workers in the sector declined in 2009 and 2010, increased
again in 2011, but declined through 2012. There are 600 fewer people working in
the sector now, compared to 2008.

7.8.2

The professional, business, scientific and technical activities sector employed around
2,000 people in 2012 and the sector has shown steady growth of over 9% since
2008.

7.8.3

There were approximately 1,400 people employed in administrative and support
services in 2012, which had been stable over the previous three years, but with a
slight increase in 2012. A further 600 people are employed in other services, which
showed a steady growth since 2008.

3

Public administration has not been included because whilst many civil servants are office workers
they work in States owned buildings that are not part of the general office market.
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7.8.4

The Information and Communication sector employed around 1,000 people in 2012
and had shown a slight decline over the previous two years. However, it is not
possible to establish whether this is a longer term trend, given that it was not a
recognised sector before 2008.

7.8.5

The Real Estate sector was small, employing 239 people in 2012; however the sector
has experienced over 21% growth since 2010.
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Offices key messages
Profile of existing accommodation
Offices are mainly located in St Peter Port, including Admiral Park. St Sampson’s
provides a greatly reduced level of accommodation and acts as a minor location.
There is very limited office provision outside of the Main Centres.
Almost half of the existing office premises in 2012 were under 250m2, which
equated to only 7% of the stock. Much of this accommodation is likely to be
tertiary space, and therefore allowing for change of use away from office would
make better use of the existing stock, without having a major impact on the
total office stock.
Trends in employment
After a prolonged period of growth the Finance sector is fluctuating, showing
both growth and decline in recent periods, largely as a result of global recession.
In terms of premises requirements this has resulted in vacancy levels of 11.1%
as businesses consolidate their operations, make do with existing premises and
in some cases withdraw from the Island. Other office related employment
sectors are either stabilising or experiencing some growth following the
recession.
Understanding supply
Most of the new office space provided between 2003-2012 has been from a few
large developments within the MURAs. A large proportion of planning
permissions in that period relate to offices under 500m2 providing services to
the visiting members of the public. Any applications involving the loss of offices
tend to be very small premises changing to a variety of uses including
residential, retail, dentist etc.
Large floor plate offices tend to be new build. Some change of use of buildings
contributes a small net gain to the office stock suggesting some upgrading and
investment in the existing stock to meet modern office requirements.
Understanding demand
In December 2012, an estimated 11.1% of the existing office stock was being
marketed to let and a proportion of this had been on the market for more than
6 months. A number of prominent buildings in the core of the St Peter Port
office district lay vacant in 2012, with increasing vacancy rates in areas such as
the Bordage and Rue du Pre. This level is well in excess of the headroom
highlighted by the agents.
New office space needs to have built in flexibility to accommodate a company’s
changing needs and changes in technology.
New offices would be best located within or around existing office clusters, with
good access to parking, as identified by SLUP.
Taking a flexible approach to allowing the change of use of smaller premises in
and out of office use will allow rapid response to changes in the market.
Box 7.1 Key Messages for office accommodation

Employment Land Study 2014

39

8 Profile of the industrial sector
8.1
8.1.1

8.2

Amount of industrial premises
In 2012, there was a total of 232,361m2 of industrial floorspace in Guernsey in 433
premises, located on 1,554,269m2 of land.

Size profile of industrial premises

8.2.1

Figure 8.1 shows that the largest proportion (59%) of industrial premises in 2012
were less than 250m2 in floorspace, accounting for 9% of the total area of industrial
accommodation on the Island. There were similar numbers of premises between
250-500m2, 500-1000m2 and 1000-3000m2 and only 12 premises (3%) over 3000m2.

8.2.2

The largest proportion (35%) of industrial space was made up of premises between
1000m2 and 3000m2, with a further 31% made up of premises over 3000m2 (see
Figure 8.2).
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Figure 8.1 Number of industrial
premises in each size category (2012)

8.3

Size of Premises

Figure 8.2 Area of industrial premises in
each size category (2012)

Location profile of industrial premises

8.3.1

Industrial premises generally fall within three key employment land categories; Light
Industrial Areas, General Industrial Areas, and Specialist Industrial Areas; with
limited provision within Mixed Use Historic Areas. A number of smaller Stand Alone
industrial sites are distributed around the Island, and have generally evolved from
long standing employment uses or to reflect the bespoke needs of the occupier.
There is also limited provision on micro sites, generally associated with the occupiers
domicile.

8.3.2

The parish of St Peter Port contains the most industrial floor space (and also has the
largest number of industrial premises) followed by Vale and then St Sampson.
Forest, where the airport and associated industries are based, has the fifth most
industrial space. The remainder of industrial activity is evenly spread between
Castel, St Andrews and St Martins albeit at very low levels.
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8.3.3

In St Andrew, there are three main employers these being Guernsey Dairy, Guernsey
Water and Specsavers (whose site is split between St Andrew’s and St Saviour’s
Parish), making up almost two thirds of industrial floorspace in the Parish.

8.3.4

The Specsavers premises at La Villiaze accounts for 67% of industry in St Saviours.
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Figure 8.3 Area of industrial premises by parish

8.4

Property market trends

8.4.1

To establish key market trends this section draws from the findings of the Marketed
Premises Audit 2012 and interviews with commercial property agents.

8.4.2

In December 2012, 16 properties were being offered to let, a total of 5,500m2 and
equating to 2.4% of the total industrial stock. This is a relatively low level of vacancy
and whilst overall demand is low, those seeking industrial premises may find there is
very little choice of property within their price range or specification.

8.4.3

A number of premises stood empty in 2012 and had been marketed for over a year.
For example, Nashua House at Garenne Park, which is a light industrial unit of
1,400m2, and three units at Perelle of between 120m² and 150m².

8.5
8.5.1

Supply of industrial premises through the planning system
Between 2003 and 2012 planning permission has been granted for an overall
3,693m2 of additional light industrial (Use Class 37) space. Between 2005 and 2008 a
net loss of light industrial premises was approved, however between 2009 and 2012
a net increase of light industrial premises has been granted, as shown in Figure 8.4.
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Figure 8.4 Area of industrial premises permitted by year

8.5.2

The large losses in 2006 are partially explained by the Lowlands Building and
Newlands Building on the Lowlands Industrial Estate receiving permissions for
change of use from light industry to storage. Planning permission on three large
sites, The Coal Yard on Hure Mare Road, a new industrial unit at Stan Brouard and
11 new units at St Andrew’s reservoir between 2009 and 2012 offset losses of a
number of smaller units to result in a net gain in industrial space. This would suggest
that light industrial premises on the island are being upgraded.

8.5.3

On applications where there has been a net loss in light industrial space, that loss
has tended to be relatively small, in almost two thirds of applications the loss was
well below 500m2 (see Figure 8.5).

8.5.4

It should however be noted that there is provision under the Land Planning and
Development (Exemptions) Ordinance, 2007 for a change of use from general or
special industrial uses (Use Classes 38 and 40 to 43 inclusive) to light industrial uses
without requiring planning consent. It is not possible to quantify changes of use
undertaken under this exemption.

8.5.5

Between 2003 and 2012 planning permission was granted for the loss of 9391m2
General Industrial (Use Class 38) premises (Figure 8.6). Much of this loss has come
about from the change of use of buildings from general industry to either light
industry or storage & distribution (Use Classes 30 or 34). The majority of the
applications did not involve alterations to the building, which suggests that the
industrial building stock is not being invested in and as a result is ageing.

8.5.6

The largest loss was as a result of the Jones & Bradburn building on Braye Road
Industrial Estate changing to storage and distribution, which has been implemented.

8.5.7

There is also provision under the above mentioned Ordinance for a change of use
from special industry (Use Classes 40-43 inclusive) to general industry, and any such
changes of use cannot be quantified.
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8.5.8

Residential Use Class 4 allows a small professional, retail or other business to be run
from a residential dwelling providing it does not have a detrimental impact on
neighbours. Upwards of 20 permissions were granted between 2007 and 2012 for a
variety of business activities including workshops, storage and offices typically in an
outbuilding or garage within the domestic curtilage. This type of permission allows
people to start up a business with very little initial capital investment in premises.

8.5.9

The source of the data in this section is information provided on planning
application forms and is used as a proxy for the demand for various uses. However,
not all planning permissions that are granted are taken up, and some planning
permissions may permit a range of uses (commonly light industry (Use Class 37)
and/or general storage (Use Class 30)). At present the Environment Department
does not monitor the implementation of commercial permissions.

8.6

Overview of demand for industrial premises

8.6.1

Interviews with commercial property agents indicate that the demand for industrial
premises is low and dwindling. The two main reasons are understood to be a move
towards off-island pre-fabrication in the construction industry of items such as
window frames, roof joists etc, and ever growing consumerism, including a culture
of buying new, rather than repairing and reusing, which has led to fewer repair
businesses.

8.6.2

The low vacancy rates however indicate a lack of headroom in the market for
industrial businesses, potentially resulting in a lack of choice for industrial premises.

8.7
8.7.1

Factors influencing choice of premises
This section is also based on the information provided by interviews with
commercial property agents, and the associated workshops.
Suitability in terms of quality, size and layout

8.7.2

Agents reported that up to 100 -150m2 workshops are in demand at the higher end
of the market. This sized space can accommodate a workshop, some storage,
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parking for a couple of vehicles and some staff space. These users are often looking
to buy, but freehold premises rarely come onto the market.
8.7.3

Low quality, cheap workshops of between 40–60m2 are also in demand from firms in
the building trade, landscape gardeners, car mechanics and repair workshops. This
issue is covered and examined in further detail by the Small Scale Business Report,
2014.

8.7.4

An adequate power supply and high bandwidth is important for some industries,
particularly fulfilment businesses which have a strong online presence, but high
street broadband is suitable for other sectors.

8.7.5

Car-parking is seen as essential, for staff, visitors and commercial vehicles, but
access to public transport is not generally a consideration.
Location and access

8.7.6

Location is less of a factor in the industrial sector, compared to the office sector,
except for those businesses that need to be near their customer base.

8.7.7

Access is vital, and the larger the unit the greater the access requirement, which
tends to limit these users to the Inter-Harbour Route. This might explain why units in
more peripheral locations have typically taken longer to find tenants. Conversely,
congestion on the Inter-Harbour Route may be a factor that can affect the
desirability of those locations affected by it, such as Bulwer Avenue.
Price

8.7.8

The industrial sector is very price sensitive, with rents being between £86-£108/m2
for a standard specification. This is a far narrower range than found in the office
sector, and much less influenced by location. At the very top of the market high tech
industrial space commands £140-£150/m2 with air extraction, good lighting and
toilets, power supply and staff rooms.

8.7.9

Businesses seeking small, basic premises are often looking to pay £32-£43/m2,
which, given the high construction costs on the island, isn’t considered viable for a
new build. This could explain the attractiveness of basic yards and redundant vinery
sites and associated packing sheds to the lower value industrial sector. High value
businesses (e.g. ICT-based companies) appear to find appropriate premises
eventually whereas low value businesses struggle, and can be susceptible to being
undercut by UK traders due to the relatively high Guernsey business costs.
Lease arrangements

8.7.10 Building trades have a requirement for up to 200m2 at very low cost and on short
leases. However, investment landlords prefer more established businesses, which
has resulted in temporary locations such as Fontaine Vinery, which does offer such
terms, being oversubscribed.
8.7.11 There is always a demand for freeholds, particularly in the industrial sector, but they
rarely become available, as landlords prefer to hold onto their investment,
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particularly given limited options in terms of alternatives for investing money in the
current economic climate.
Source of demand
8.7.12 Demand at the lower end of the market for small premises is primarily from people
being moved on from their existing premises due to leases not being renewed and
occasionally due to the use for industry not being authorised. Again, this matter is
examined in further detail by the Small Scale Business Report, 2014.
8.7.13 Other demand is generally from local business upsizing. A number of agents
reported enquiries from gyms seeking warehouse type space. This type of
accommodation meets their needs on a number of levels: price, size and layout of
space, provision of car-parking. However, current planning policy directs them
towards central locations where they struggle to compete with office uses on price
and availability of suitable premises.
8.7.14 People leaving a larger company to start up on their own has been a typical source
of demand in the past, but this is happening less in the current economic climate.
Barriers
8.7.15 A number of barriers were cited with regards to industrial businesses accessing
appropriate premises. Current Use Class restrictions are considered to hinder the
take up of premises, due to the time it takes to submit a planning application, cost
and uncertainty and the perceived bureaucracy of the process. As a result some
businesses would rather risk an unauthorised use than go through the planning
process.
8.7.16 Existing premises are often too big and are too difficult/expensive to sub-divide into
the size of units that are in demand.
8.7.17 Whilst not in the remit of land-use planning, two further barriers were identified.
Firstly, the unrealistic demands of landlords with regard to in-built obsolesce and
values, i.e. landlords expecting high rents despite a lack of investment in the
property and onerous lease conditions, which are unacceptable to tenants.
Secondly, access to finance from banks.

8.8

Trends in industry based employment

8.8.1

The States of Guernsey Policy and Research Unit publish statistics on employment by
economic sector. The Labour Market Bulletin (September, 2012) forms the basis for
the following analysis of trends in industry based employment and the sectors
considered to operate out of industrial premises are: Manufacturing, Electricity, Gas,
Steam and Air Conditioning Supply, Water Supply, Sewerage, Waste Management
and Remediation Services, and Construction.

8.8.2

The largest of the industrial sectors is Construction, employing 3,154 people. The
numbers employed in this industry fluctuates annually, having seen years of both
growth (of up to 2.2%) and decline (of up to 1.6%) over the past 6 years. There are
also marked seasonal variations in employment. However, the premises
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requirement is likely to remain constant, being more intensively occupied at certain
times of year than others.
8.8.3

The manufacturing sector is small, employing only 717 people, and has been steadily
declining over the last 6 years. The Oxford Economics report on Guernsey’s
Economic Profile notes that this is to be expected in a small island economy. Despite
this overall trend, a small growth of 31 people was seen in 2012.

8.8.4

The utilities industries also employ relatively few people (310 in Electricity, gas,
Steam and Air Conditioning and 90 in Water Supply, Sewerage, Waste Management
and Remediation). There was a sharp increase in employment in the Water Supply
etc. sector in 2010 and 2011, representing a 33% growth, but this has levelled off in
2012. This is in contrast to the electricity etc. sector which has been in decline, but
also stabilised in 2012.

Employment Land Study 2014

46

Industry key messages
Profile of existing accommodation
Existing premises are mainly located within St Peter Port, St Sampson and the Vale
parishes. There is a strong concentration of industrial premises around St Sampson’s
Harbour, Braye Road and Longue Hougue together with land currently reserved for
industry. The two further notable clusters of industry provision are around
Pitronnerie Road and the Airport.
The majority of existing premises are small in size (under 250m2) with only 3% of
premises over 3000m2.
Trends in employment
Decline in the manufacturing trend is likely to continue and subsequently demand
for general industrial premises is low and will continue to decline. However, it
should be noted that the number of industrial workers tends to decline more quickly
than the decline in premises, as industrial processes become more efficient and
require fewer workers to achieve the same output.
The construction sector, predominantly made up of small businesses (small scale
operations, typically low numbers of employees and low intensity of use), is likely to
remain an important employer.
Understanding supply
The supply of new and upgraded premises through the planning system would
indicate investment is being made into larger light industry premises either through
upgrading or additional floor space. However research indicates a shift in use of
general industrial building stock towards other uses such as light industry and
storage & distribution.
Residential Use Class 4 provides a valuable source of premises for start-up and
micro-businesses.
Understanding demand
While location is less of a factor, compared to the office sector, access is vital and
the larger the unit the bigger the access requirement. This tends to limit the large
floor plate users to sites with good access to the Inter Harbour Route.
New industrial premises need to be flexible to facilitate changes in demand i.e. to be
capable of sub-division into small units, or have provision to expand with the
business.
There are a number of perceived barriers to accessing industrial accommodation
including the requirement for planning permission due to the current Use Class
system; and the cost/difficulty of sub-dividing existing general industry premises
into sizes that are in demand. Hence, large, older industrial premises that do not
meet the needs of modern light industry or storage business are likely to become
obsolete.
Given the high costs of construction and the low rent that industrial premises
command the need to specifically allocate land for industry to control land values is
likely to remain; particularly land with good accessibility to the Inter Harbour Route.
Box 8.1 Key Messages for industrial accommodation
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9 Profile of the storage and distribution sector
9.1
9.1.1

9.2
9.2.1

Amount of storage and distribution premises
In 2012, there was 183,814m2 of storage and distribution floorspace on Guernsey in
236 premises, located on 338,254m2 of land.

Size profile of existing storage and distribution premises
There are a large number of small storage premises, with 47% of premises in 2012
being under 250m2, but it is the fewer large premises, 6% of the stock, that account
for most of the storage space on the Island, as illustrated by Figure 9.1 and Figure
9.2.
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Figure 9.1 Number of storage and
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Location profile of storage and distribution premises

9.3.1

Storage and distribution premises are generally located within two key employment
land areas; Light Industrial Areas and General Industrial Areas, with limited provision
within Specialist Industrial Areas and Mixed Use Historic Areas. A number of smaller
Stand Alone storage and distribution sites are distributed around the Island, and
have generally evolved from long standing employment uses. There is also limited
provision on micro sites, generally associated with the occupiers domicile.

9.3.2

St Sampson has the most storage and distribution floor space, followed by St Peter
Port and the Vale. Of the rural parishes the most storage accommodation is in
Forest, which, given that this category includes hangars, is assumed to be airport
related (see Figure 9.3 below).
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Figure 9.3 Area of storage and distribution premises by parish (2012)

9.3.3

9.4

It should be noted that the cadastre categories and Use Classes Ordinance are not in
alignment when it comes to the storage of goods associated with online retailing
(the fulfilment industry), with the cadastre considering them retail and the Use
Classes Ordinance considering them Use Class 34 for the transfer of goods.
Therefore some manual adjustments have been made to the cadastre information
to align the data to the Use Classes. The manual amendments to the dataset are
listed in Appendix D.

Property market trends

9.4.1

In December 2012 there were 29 properties available to let, equating to 22,000m2 or
12% of the total stock.

9.4.2

This is significantly higher than when the same exercise was carried out in April and
July 2012. This difference can be attributed to the removal of Low Value
Consignment Relief (LVCR) in April 2012. LVCR exempted commercial consignments
under a certain value being exported from the Island into the EU from being charged
Value Added Tax, encouraging online retailers to set up in the Island to take
advantage of the exemption. The significant increase in vacancies subsequent to the
removal of LVCR indicates that there has been an immediate and substantial impact
on the storage and distribution sector.

9.5
9.5.1

Supply of storage and distribution premises through the planning
system
The following graphs illustrate trends in planning permissions over the 10 year
period from 2003-2012 for the three main use classes relating to storage and
distribution.
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Figure 9.4 Area of storage premises permitted by year (2003-2012)

9.5.2

Figure 9.4 shows that peaks in approvals for storage relate to a few applications for
large floor plate buildings, in particular:
•
•
•
•

9.5.3

The change of the former postal headquarters on Guelles Road to a goods
transfer depot in 2005;
The change of the Newlands Building on the Lowlands Estate from light
industry to general storage in 2006;
The change of a new industrial building at Stan Brouard for storage in 2011;
The change of use of the Jones & Bradburn Building on the Braye Road
Industrial Estate from general industry to storage and distribution in 2011.

Figure 9.5 shows that where permission was given for a net gain in storage
accommodation two thirds of those applications involved an increase of under
500m2. Just six permissions were for between 1,000m2 and 5,500m2. Where
permission was given for a net loss of storage, over 60% of applications involved a
loss of less than 500m2.
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Figure 9.5 Planning permissions for general storage (Use Class 30) by area of floor space
(2003-2012)

9.5.4

9.6

Residential Use Class 4 allows a small professional, retail or other business to be run
from a residential dwelling providing it does not have a detrimental impact on
neighbours. Upwards of 20 permissions were granted between 2007 and 2012 for a
variety of business activities including workshops, storage and offices typically in an
outbuilding or garage within the domestic curtilage. This type of permission allows
people to start up a business with very little initial capital investment in premises,
although generally does not provide the space required for storage businesses.

Overview of demand for storage and distribution premises

9.6.1

The overview of demand is drawn from the interviews undertaken with the
commercial property agents, supplemented by the workshops with employment
stakeholders.

9.6.2

Businesses, other than those in horticulture, began to take advantage of Low Value
Consignment Relief (LVCR) from about 2005. This accounts for almost all of the
monitored period. Therefore, it is difficult to establish a clear picture of the current
market for storage premises, with different agents having differing views and the full
impact of the removal of LVCR continuing to play out.

9.6.3

It is estimated by the commercial agents that around 7,400m2 of
storage/warehousing could be vacated as a response to the LVCR ruling. This is
likely to be in the form of a few large buildings, but it may not all come onto the
market immediately given varying times left to run on existing leases.

9.6.4

Despite the demand from fulfilment companies (predominantly online retailers)
stopping almost completely, there is believed to be a base level requirement for
general storage premises going forward.
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9.6.5

As a result of the declining trend in industry, Guernsey is becoming more reliant on
imported goods with the consequence that the Island may need to ensure an
appropriate import and distribution network to cater for this demand.

9.6.6

Demand for archiving is also still growing, albeit at a much slower pace than
previously, given that two large third-party archiving businesses have just satisfied
their premises needs. The Guernsey Financial Services Commission requirements for
record keeping sustains the demand, though this now comes primarily from third
party storage companies, rather than individual businesses seeking their own
archiving space.

9.6.7

Archiving businesses have very specific requirements (particularly companies
specialising in third party archiving), such as humidity/temperature control,
locations outside health and safety zones and away from the risk of coastal flooding.

9.6.8

The desirability of storage premises is also affected by the quality of access to the
road network.

9.7

Trends in storage and distribution based employment

9.7.1

The States of Guernsey Policy and Research Unit publish statistics on employment by
economic sector. The Labour Market Bulletin (September, 2012) forms the basis for
the following analysis of trends in storage and distribution based employment and
the sectors identified as such are Wholesale (incorporating Retail and Repairs) and
Transport and Storage economic sectors.

9.7.2

The transport and storage sector employed 1,006 people in 2012 and, whilst it has
remained relatively stable since 2008, there has been a slight decline through 2011
and 2012.

9.7.3

The sectors were recently redefined by the Policy Research Unit with wholesale
becoming combined with retail and repairs, which are not covered by this study.
Previously, the sectors were defined as supplier/wholesale and retail and these
figures suggest that around 18% of employment in this sector is attributable to
wholesale, or around 700 jobs.
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Storage & Distribution key messages
Profile of existing accommodation
Storage and Distribution premises are concentrated in the north of the Island in St
Sampson and Vale, with further concentrations in St Peter Port and at the airport.
There are a large number of small storage premises, with almost half under 250m2.
Trends in employment
Recent trends in the transport and storage sector show a slight decline which may be
due to the global recession.
The full effects of removing LVCR are still playing out but are likely to decrease numbers
employed in this sector.
Understanding supply
There has been a trend of converting industrial premises into storage and distribution
use, with only around 16% of the additional space granted planning permission being
for new build premises.
There has been a large increase in the amount of storage space permitted over the last
9 years, presumably associated with the fulfilment industry, and it is unlikely that this
rate of increase can be sustained, given the loss of LVCR.
Understanding demand
Currently there is a significant amount, approximately 12%, of the existing stock of
storage and distribution premises available to let. This may rise further given the loss of
LVCR.
Despite this, it is suggested there will be a base level of demand for this type of
premises in the future.
Storage premises on or with good access to the Inter Harbour Route should be
safeguarded as desirability is strongly affected by it.

Box 9.1 Key Messages for storage & distribution accommodation
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10 Portfolio of existing employment land in Guernsey
10.1 Introduction
10.1.1 As stated in the introduction to this Stage, eight key types of employment area have
been identified on the Island, deriving from the classifications set out in the UK
government guidance. The eight categories are:
•
•
•
•
•
•
•
•

Mixed Use Historic Areas;
Established Office Locations;
High Quality Business Parks;
Light Industrial Areas;
General Industrial Areas;
Specialist Industrial Areas;
Stand Alone Sites; and
Micro-sites.

10.1.2 This section identifies the employment sites falling within each category, mapping
those sites located within and around the Main Centres of St Peter Port and St
Sampson/Vale, and sets out the extent to which the sites are suitable for their
existing use.
10.1.3 The first six categories comprise the main employment areas on the Island. The
Stand Alone and Micro-sites are distributed around the Island, and many fall outside
of the spatial strategy set out in the SLUP. Sites have been the subject of desktop
and site survey, providing information on site size, existing floorspace, site coverage,
plot ratio, existing uses and known vacancy, in addition to building types, ages and
quality.
10.1.4 The surveyed sites were assessed against a Site Quality Matrix, drawn from the
industry requirements identified in the previous sections (see Appendix C). In
particular, the sites were assessed in terms of fit with the strategic spatial strategy;
access to strategic infrastructure, such as the main ports and airports; local site
access, in terms of the relationship with the existing road hierarchy; compatibility
with surrounding uses; and market attractiveness.
10.1.5 The sections below set out a description of each employment land category, a
summary table of the sites within each category and a brief assessment of the
highest scoring sites for each category.

10.2 Mixed Use Historic Areas
10.2.1 The Mixed Use Historic Areas include the town core and a number of other sites
located within or around the Main Centre of St Peter Port, predominantly found
along the major traffic corridors radiating out from the core. Excluding the town
core, the sites are predominantly utilised for office purposes, with low levels of
complementary uses, such as retail and residential. The areas generally comprise a
mix of converted historic buildings, with some later purpose built insertions.
10.2.2 The employment sites located within Mixed Use Historic Areas are listed in the table
below, arranged in order of site quality.
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Site name
South Esplanade
Grange Road
Town Centre
La Charroterie
Kingsway House, Havilland Street
St Peter Port & St John House
Rue du Pre
Le Bordage
5-17 Victoria Road
Total

Site area (m2)
7,323
17,593
47,165
15,315
2,491
1,337
8,046
5,273
878
105,421

Site quality score (/20)
19
18
16
16
16
16
14
14
13

Figure 10.1 Employment sites in Mixed Use Historic Areas

10.2.3 The highest scoring South Esplanade area is a mixed use, mixed age area fronting
onto the bus terminus, just south of the town core. The area has an excellent fit with
the strategic spatial strategy, good access to services and excellent local and
strategic access. The harbour views, excellent access and parking provision in the
area combine to make the South Esplanade a desirable employment location,
although the restrictions associated with the historic buildings and the dated nature
of the more recent inserts limit market attractiveness.
10.2.4 The Grange Road area is an area of predominantly large historic properties set back
from the road and lining the main route into Town from the west. The corridor is
predominantly in office use, interspersed with residential properties. The area has
good access to strategic infrastructure, however the poor pedestrian environment
and limited access to car parking is a disadvantage in terms of local access.
10.2.5 The Town Centre area is a large mixed-use area where office uses are predominantly
on upper floors, particularly on the main thoroughfares, and in multi-storey, historic
buildings with small-medium floorplates. Excellent access to complementary
services such as restaurants, hotels and banks is offset by poor vehicular access.
10.2.6 La Charroterie is another corridor of office uses, lining the main route into Town
from St Martin’s, arranged around three main office buildings of varying ages. Whilst
the area has good strategic and local access it is slightly off pitch due to the lack of
critical mass of surrounding offices and the distance to the town core, exacerbated
by the sloping topography.
10.2.7 The lower scoring areas tend to be smaller sites with smaller floorplates, in fringe
locations and with limited access to car parking. Whilst they fit with the spatial
strategy they are more likely to lack market appeal and be considered tertiary
accommodation.
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10.3 Established Office Locations
10.3.1 Established Office Locations are areas within St Peter Port, well related to the
facilities and services provided by the town core. The predominant office land use is
complemented by levels of retail, restaurants and residential use. These areas are
typically high density, characterised by relatively modern purpose built, large or
medium floor plate accommodation interspersed with converted historic buildings.
They are considered to be primary office accommodation.
10.3.2 The employment sites located within Established Office Locations are listed in the
table below, arranged in order of site quality.
Site name
Les Echelons
Glategny Esplanade
Le Truchot/La Plaiderie
Total

Site area (m2)
6,078
24,013
27,400
57,491

Site quality score (/20)
20
20
16

Figure 10.2 Employment sites in Established Office Locations

10.3.3 Les Echelons and Glategny Esplanade areas are located within St Peter Port centre,
with good access to service facilities and excellent local and strategic access which,
combined with the quality of the accommodation, makes them prime office
locations. Both areas comprise modern, purpose built office accommodation, with
that at Glategny Esplanade being of particularly high specification and including a
high quality public realm.
10.3.4 Le Truchot/La Plaiderie area is a well-established office quarter, also within the heart
of St Peter Port, but it’s overall appeal is limited by poor local access, resulting from
the topography and street layout, and the market attractiveness of the dated 1970s
and 1980s stock.

10.4 High Quality Business Parks
10.4.1 Business Parks are areas designated specifically for large floor plate offices and, in
Guernsey, have been built within the last ten years. Business Parks are
characterised by pavilion style buildings, sitting within their own plot and
surrounded by landscaping and car parking. These buildings are generally co-located
with other large floor plate uses, such as supermarkets, and have good access to the
main road network.
10.4.2 There is only one site on the Island which qualifies as a High Quality Business Park,
as detailed in the table below.
Site name
Admiral Park
Total

Site area (m2)
75,693
75,693

Site quality score (/20)
18

Figure 10.3 Employment sites in High Quality Business Parks

10.4.3 Admiral Park was constructed within a Mixed Use Redevelopment Area on the
outskirts of St Peter Port from 2001 onwards. There remains an area of
undeveloped land within the park area, which could accommodation future
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development. The area is a prime office location due to its location on the interharbour route and good local access, ensuring good links with strategic
infrastructure. The surrounding area is however predominantly residential, and
traffic congestion associated with the development can cause some conflict at peak
times. Despite its advantages, there is some vacancy in the large floor plate office
units, associated with current economic conditions.

10.5 Light Industrial Areas
10.5.1 These areas generally comprise coherent areas of land with established industrial
and/or storage and distribution uses. They vary in character and include both urban
and rural locations, with the rural sites often set back from the road frontage and
not always well connected to the main road network. A range of building ages typify
these areas, but buildings are predominantly purpose built structures from the
1970’s onwards, with some earlier insertions. A number of these sites have a level
of vacancy, and in some instances there has been an incursion of other uses, such as
recreation, retail and office.
10.5.2 The employment sites located within Light Industrial Areas are listed in the table
below, arranged in order of site quality.
Site name

Site area
(m2)

St George's Place
Envoy House, La Vrangue
Airport
Lowlands
Centenary House/Sir John
Leale house
Old Tobacco Factory
Les Caches
Guilberts Industrial Estate
Fineshade Industrial Units
Le Foulon
Longcamps
Barras Lane
Guelles Lane
Garenne Park
Total

Site quality score
(/20)
8,853
16,734
63,289
27,957
19,521

20
18
17
16
15

7,818
8,511
4,673
4,601
4,387
19,002
9,025
17,915
12,409
224,695

14
13
12
11
11
11
10
10
7

Figure 10.4 Employment sites in Light Industrial areas

10.5.3 The highest scoring sites for light industrial purposes are located within or around a
Main Centre and/or are well related to strategic infrastructure and road networks.
10.5.4 St George’s Place is a self-contained site, minimising potential conflicts with
surrounding uses, and has direct access on to the inter-harbour route. The buildings
on site, although dated in design are well maintained, modernised, functional late
20th century structures, with the new addition of the brewery building.
10.5.5 Envoy House is a bespoke building for the postal headquarters and depot, and
scores highly as a modern building with good access to the road network and ample
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parking. The site is well related to adjacent employment sites, although there are
some peripheral residential properties. The bespoke nature and recent construction
however means the building is unlikely to become available to the market during the
life of the plan.
10.5.6 The airport accommodates the hangars and associated airport facilities and
businesses requiring airside access, in addition to a number of independent storage
buildings predominantly located to the east of the site. The SLUP highlights the
potential of the airport to harness additional investment opportunities that could
enhance operational viability and the area therefore has a strong strategic fit despite
being outside of the Main Centres. In addition to the international air links, the site
has good access to the islandwide road network, although the building stock on site
is of mixed age and condition and some upgrading is required.
10.5.7 Lowlands is an established industrial estate, comprising purpose built industrial
buildings arranged around an estate road, and is near the Main Centre of the Bridge
with good access along the inter-harbour route to St Peter Port. Some of the
buildings are however becoming outdated, and there has been a substantial
incursion of non-industrial uses.

10.6 General Industrial Areas
10.6.1 General Industrial areas are coherent areas of land with good access to the main
road networks, where clusters of large industrial and storage and distribution
buildings have established over time. The buildings in these long established areas
comprise a mixture of sizes, ages and qualities. With the exception of Dyson’s Yard
and Leale’s Yard, the areas are all designated as Key Industrial Areas. They are
distinguishable from the Light Industrial areas by the size of the site, the scale of the
buildings and the nature of uses, combining to make them less compatible with
residential uses.
10.6.2 The employment sites located within General Industrial areas are listed in the table
below, arranged in order of site quality.
Site name
Northside
Dyson’s Yard
Pitronnerie Road
Leale’s Yard
Saltpans/ Braye Road
Total

Site area
(m2)

Site quality score
(/20)
169,667
19,699
60,388
11,760
107,911

16
16
15
14
12

Figure 10.5 Employment sites in General Industrial areas
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10.6.3 The General Industrial areas generally achieve a lower site quality score than some
of the other employment areas, predominantly due to compatibility issues with
surrounding uses, the poor standard of the pedestrian environments and the
perceived market attractiveness of the site, frequently due to the age of the building
stock.
10.6.4 The areas which have achieved the highest site quality score, Northside and Dyson’s
Yard, are of good fit with the strategic spatial strategy and are well located in terms
of strategic infrastructure and main road networks. The buildings at Northside are
however interspersed with historic residential properties, and there is potential for
some conflict between uses. Uses at Northside are also constrained by the
Development Proximity Zone associated with the storage of hazardous materials.
Dyson’s Yard is relatively self-contained, however the site is set behind the historic
quayside development and there is also potential for conflict between uses in that
area and there are contamination issues associated with the site.
10.6.5 The Pitronnerie Road estate is a large well established industrial estate, of relatively
good strategic fit and with good access to strategic infrastructure. The site quality
score is however limited by the compatibility of the site uses with the adjacent Site
of Nature Conservation Importance and residential uses and the market
attractiveness of the site, suppressed by the ageing building stock and limited
parking provision.
10.6.6 Braye Road is a well established industrial estate comprising purpose built units
constructed in the 1970s. The site is located on the edge of the St Sampsons/Vale
Main Centre, however market attractiveness is restricted by the age of the stock and
there has been some incursion of non-industrial uses. Adjacent to Braye Road,
Saltpans location also provides a strategic fit with good access to strategic
infrastructure and has planning permission for development of a high quality data
park. So far only the access from Route Militaire has been implemented under this
permission and the remainder of the site remains undeveloped but is expected to
come forward.
10.6.7 Leale’s yard is a largely vacant industrial area under single ownership. In February
2011, planning permission for redevelopment of this site was granted for a mixed
use scheme, in line with its current designation for mixed use and the aims and
objectives of the current Local Planning Brief for this area. This permission has now
lapsed. It is possible that employment uses will come forward in the future but as
part of a mixed use redevelopment of this site.

10.7 Specialist Industrial Areas
10.7.1 These are areas of land devoted to Specialist Industrial uses, including fuel
importation and storage, marine trades, slaughterhouse and the importation and
storage of bulky goods and materials. These uses tend to be location-specific and
can have associated public safety issues.
10.7.2 The employment sites located within Specialist Industrial areas are listed in the table
below, arranged in order of site quality.
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Site name
Longue Hougue
Boatworks+
Castle Emplacement
White Rock
Les Vardes Quarry
Utilities – various
quarries/reservoirs located
around island.*
Total

Site area (m2)
194,849
4,041
2,595
7,786
135,664
314,699

Site quality score (/20)
17
17
17
16
12
-

659,634

Figure 10.6 Employment sites in Specialist Industrial areas. * Utilities not individually
assessed and figure does not include sub stations.

10.7.3 Longue Hougue is a large, well-established industrial area of good fit with the
strategic spatial strategy and well located in terms of strategic infrastructure and
main road networks. Uses at the site are constrained by the Development Proximity
Zones associated with the storage of hazardous materials and, combined with a
mixed level of building stock, this places restrictions on the market attractiveness of
the site. Additional land is being reclaimed to the east of the site and is currently
designated for the provision of strategic infrastructure.
10.7.4 The Boatworks+, Castle Emplacement and White Rock sites comprise relatively
modest land areas and located in the constrained St Peter Port harbour area. The
buildings at the Castle Emplacement and White Rock sites are historic, and that at
Boatworks+ is a modern purpose built structure. Boatworks+ and White Rock house
specialist harbour-related uses, whilst Castle Emplacement is partially vacant
following the relocation of the Slaughterhouse.
10.7.5 Les Vardes Quarry owned by Ronez and other numerous reservoirs/quarries owned
and maintained by Guernsey Water form a utilities sub-set of the specialist industry
category. Les Vardes Quarry being the largest and also specifically referred to in the
Strategic Land Use Plan is separated out from the rest, which have not been
individually assessed. Whilst Les Vardes achieves a low site quality score due to its
location outside of the main and Local Centres and poor relation to strategic
infrastructure, mineral extraction is driven by a differing set of criteria to other
industrial uses, and the site is recognised within the SLUP as a strategic asset for the
future storage of water.

10.8 Stand Alone Sites
10.8.1 The Stand Alone sites are sites of varying size and quality, generally taken up by a
single occupier, and are distributed around the Island. Many have evolved from long
standing employment uses at the site and are not necessarily well located in terms
of the strategic spatial strategy or main road networks. Other Stand Alone sites
have evolved to reflect the bespoke needs of the occupier, and these sites tend to
have a strategic economic value to the Island.
10.8.2 The survey identified 218 Stand Alone sites in the Island, totalling a site area of
approximately 609,231m2. Of those sites, 76 are located within or around the Main
Centres and 26 are located within or around the Local Centres with the remainder
dispersed across the Island.
10.8.3 The Stand Alone employment sites located within or around the Main Centres
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equate to approximately 104,671m2, 17% of the land area for Stand Alone sites, and
are identified in the table below.
Stand Alone Sites – St Peter Port Main Centre
Guernsey Gas

A1 Distributors

St John Street

The Aviaries
Tramsheds

Hubert's Lane

Les Amballes

Doyle Road
Upham's Yard

Rouge Huis Avenue

Gibauderie Complex
Doyle's Motors

St Barnabus

EFG

Warry's Bakery

Tourist Offices
Centenary House, Hubert
lane
Harbour Court

Les Vardes House
St John Street

Weighbridge House
Rougeval Warehouse

Clydesdale House

Fosse Andre
Arrowsmith Marlowe

Nashcopy

Paris Street

Place du Commerce

La Charroterie

Bouillon Lane

Valnord Warehouse

Salter Street

Guernsey Tyres
Brock Road Sheds

Ozanne Hall

Rue des Freres

Maison Funeraire

Carfo

Mount Durand

Jamaica Hall

Victoria Road

The Beehive

Rohais Motors

Les Oberlands

Island House

Skipton

Paul’s Garage

Bougourd Ford
Bank of Canada
Kingston Cottage
Newtel Data Centre

3, St John Street

Salarie Quarry
Havilland Cottage

29 Victoria Road

Stand Alone Sites – St Sampsons/Vale Main Centre
Marine & General
La Tonnelle House

Vale Road
Northern Motor Works

RBS
Lloyds TSB

Event Services

Stanley House

Restholm Workshop

The Weighbridge

Silverline

Le Crocq

Arnold House

Town & Country Estate
Agents
Abraham's Bosum

Television House

Corner House

Lowlands Garage

K de P Glass

Granada Motors

Mont Morin

Figure 10.7 Stand Alone employment sites located in and around the Main Centres

10.8.4 The Stand Alone sites in and around the Main Centres comprise a mix of uses,
including specialist uses such as a boat yard, commercial bakery and bus depot,
storage & distribution uses and light industrial uses, with limited office provision.
10.8.5 The sites range in quality from those located on the inter-harbour route, with good
site access and buildings that are purpose built, or that have undergone recent
renovations, to those typified by poor road access, often located on one-way road
networks, and with limited on-site parking.
10.8.6 The majority of the sites are located in mixed use areas and can have compatibility
issues with surrounding uses. The building stock across the sites is generally dated,
typically constructed in the mid-20th century, and is often in need of refurbishment.
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10.8.7 The Stand Alone employment sites located within Local Centres equate to
approximately 30,174m2, 5% of the land area for Stand Alone sites, and are listed in
the table below, arranged by Centre.

Cobo
Clos du Salle
Cobo Laundry
HSBC
Le Feugre Industrial Unit
Cobo Motor Works
L’Aumone
DJ Machon Engineering

Stand Alone Sites – Local Centres
L’Islet
St Martin’s
Melody Press
Les Merriennes
Old Bakery Complex
St Martin's Garage
Pine Trees
Lloyds TSB
Granite House
Old Bank Chambers
St Peter’s
Mountain Ash
Natwest
The Old Post
Midland Bank
Telephone Exchange
Telephone Exchange
La Rue Maze Yard
Natwest
Senner's store
Living Room Estate Agents
Manor Stores
Anson Court

Figure 10.8 Stand Alone employment sites located in and around the Local Centres

10.8.8 The Stand Alone employment sites located outside of the Main and Local Centres
are listed in Appendix E. As previously stated, these sites fall outside of the strategic
spatial strategy and, due to the limited potential for change, these sites have not
been surveyed.

10.9 Micro-sites
10.9.1 Micro-sites are sites where employment uses are co-located with residential uses,
occupied by sole-traders and often the occupiers of the residential properties.
These sites are scattered around the island in both urban and rural locations. Microsites can provide a valuable source of land for start-up businesses, however due to
the limited size and often transitional nature of these businesses there is insufficient
information available to identify individual sites.

10.10 Summary
10.10.1 From the discussion above it can be concluded that there is a wide range of
employment areas on the island, encompassing a variety of characteristics that
would suit an array of occupiers and economic sectors. In general, Industrial and
Storage and Distribution uses tended to share similar characteristics in terms of
location and accommodation. Often existing industrial and storage uses co-exist on
the same estates with on-going trend to convert industrial premises to storage and
distribution uses. Good access was highlighted from the assessment as being a key
criteria to the desirability of a location of such uses.
10.10.2 Whilst the majority of the sites within the six main employment areas are located
within and around the Main and Local Centres, a large proportion of the Stand Alone
sites and three of the Light Industrial sites (Barras Lane, Garenne Park and
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Longscamps) fall outside of the strategic spatial strategy. The direction provided
within the SLUP would therefore leave limited scope for additional new
development at these sites but could support existing operations.
10.10.3 Across all of the categories there are opportunities for improvement in the quality of
the building stock to improve their market appeal, but certain sites for reasons
primarily of access and compatibility with neighbouring uses are unlikely to be able
to adapt to modern business needs and could potentially be considered for
alternative uses.
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Figure 10.9 Map of existing employment areas in and around St Peter Port Main Centre
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Figure 10.10 Map of existing employment areas in and around The Bridge Main Centre
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Figure 10.11 Map of Island showing existing employments sites
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Figure 10.1
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11 Creating a picture of future requirements
11.1 Approach to establishing future requirements
11.1.1 The SLUP provides direction for the Environment Department to:
•

assess existing reserves of business land against the Island’s current and
longer term economic development needs, including the needs of the lower
value industrial and service sector;

•

investigate appropriate mechanisms for securing an adequate supply of
such land; and

•

monitor future policies to ensure there remains an adequate provision for
employment land development during the life of the plan.

11.1.2 In line with this direction, this section aims to create a picture of the amount of
employment land that is likely to be required over the 10 year life of the Island
Development Plan (2015-2025), to provide a basis for assessment against the
existing employment land portfolio under Stage 3.
11.1.3 Forecasting the future is an imprecise science, and inevitably the further ahead you
forecast the less accurate it is likely to be. Furthermore, forecasts for employment
land requirements have not previously been carried out in Guernsey and there are
no comparable studies to verify the accuracy of the forecasts.
11.1.4 Best practice guidance from the UK states that forecasting techniques should draw
on a range of information on employment forecasts, future changes in labour supply
and development (take-up) rates based on gains and losses of different types of
floorspace. The ELS draws primarily on econometric modelling, informed by the
take up rates of development (supply led modelling), to produce a picture of how
much employment land is likely to be required over the forecast period. The
forecasts are subjected to subsequent scenario testing which aid in determining the
recommended requirement for each sector. The use of complementary techniques
and the subsequent scenario testing is in accordance with the approach
recommended by Nathaniel Lichfield & Partners in their peer review of the
Employment Land Study, 2013.
Definitions
Econometric modelling: Forecasting technique that uses mathematical equations based on
historical data, such as employment, productivity & other labour market information,
incorporating certain assumptions to predict future economic conditions.
Supply-led modelling: Forecasting technique that uses trends in planning consents granted over
a set period of time to predict future requirements.
Net requirement: Baseline requirement.
Gross requirement: Baseline requirement adjusted to account for additional factors.
Land: The site area, including the building footprint.
Premises: Building space.
Plot ratio: Amount of building floor space (proportionally) to the site area.
TRP: Tax on Real Property – Guernsey system to assess the size of properties in the Island, based
on the plan view.
Box 11.1 Definitions
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11.2 Econometric modelling
11.2.1 The States of Guernsey Policy and Research Unit has produced forecasts for the
amount of office, industry and storage space likely to be required in the Island
between 2012 and 2025. The full report is provided in Appendix C.
11.2.2 The projections use simple econometric modelling based on historic trends in both
the workforce and GDP output by sector to forecast changes in demand for land and
building space. It should be noted that the projections have been based on TRP land
use categories which have been adjusted to align the projections with planning land
use designations (see Appendix D). As with all such modelling, the Policy and
Research Unit report contains a number of assumptions, which are set out in full in
the appended report4.
11.2.3 The Policy and Research Unit report provides a growth forecast for each land use
type. Each projection was produced by extrapolating historic trends in either
workforce or GDP output.
11.2.4 The projections for each sector are shown in figure 11.1 (adjusted as per Appendix C
to align TRP codes with land uses).
Annual
average
%
change

% change
2012-2015

Office

1.0

12.6

Industrial

-0.7

-8.7

Storage/
Distribution

-0.3

-3.9

Figure 11.1 Forecasting growth rate results by econometric modelling

11.3 Supply-led modelling
11.3.1 To test the econometric forecast and assist in producing a picture of how much
employment land is likely to be required over the forecast period, historic trends in
the supply of employment floorspace (supply led modelling) were also assessed.
Average annual change in consented employment floorspace was first calculated for
offices, industrial buildings and storage & distribution premises over a ten year
period to gauge long term trends in demand for employment floorspace. This annual
change was then projected forward to 2025. This would reflect a ten year supply
from the proposed adoption date of the plan.

4

Of particular note for the ELS, are the assumptions that premises are being utilised to their
full capacity and will continue to be so, and that employment densities will remain static over
the Plan period.
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Annual average change (m2)
2012-2015
Office

3317

Industrial

-570

Storage/
Distribution

5081

Figure 11.2 Average annual planning supply by sector forecast by supply modelling, 20122015

11.3.2 The principal limitation with this methodology is the assumption that the trends
occurring over the previous ten years are likely to be replicated in the following ten
years. This may not be the case for every sector, particularly in the case of Storage
& Distribution given the recent loss of Low Value Consignment Relief. However,
historic trends in the supply of employment floorspace are a useful tool with which
to test forecasts for employment land based on econometric modelling. The
following paragraphs set out the approach used to forecast employment land
requirements based on econometric modelling. The findings are then tested against
the forecast supply-led modelling and discussed in Section 5.

11.4 Methodology
11.4.1 A four stage process was followed for the econometric modelling technique to
generate a land requirement for the plan period, as set out below.

Net requirement from
econometric forecast

Consider impact on
forecasts of alternative
scenarios to generate a
requirement range

Convert to gross
requirement by accounting
for replacement of losses
and adding safety margin

Determine amount of land
to plan for
Figure 11.3 Methodology for modelling land requirements
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11.4.2 It should be noted that, there are a number of factors that will influence demand for
employment premises over the forecast period, impacting on both of the modelling
techniques outlined above. Some of these can be forecast with a good degree of
accuracy and others are less certain. For example, factors such as demographics and
the size of the working population have been monitored consistently for many years
and can be accurately forecast. Other factors, such as changes to technology that
affect how businesses function and the space they require, or the impact of changes
in the global economy on the Guernsey economy are more difficult to forecast.
11.4.3 Established forecasting models and best practice guidelines have been used to
underpin this study, however, in addition to the identified assumptions, in some
instances the professional judgement of officers has had to be applied. The
forecasts should therefore be taken as a guide to future requirements, utilised to
inform policy direction, rather than representing exact requirement figures.

12 Generating a net premises & net land requirement
12.1.1 The Policy and Research Unit econometric modelling forecasts identify a net
premises and land requirement for each employment sector, presented in Figure
12.1 below.

Offices
Industrial
Storage/Distribution

Net additional
premises
requirement m²
+34,200
-20,100
-7,200

Net additional land
requirements m²
+21,600
-134,700
-13,330

Figure 12.1 Econometric net premises and land requirement by 2025

12.1.2 The forecast indicates a modest growth in the office sector, substantial decline in
industrial sector and to a lesser extent decline in the storage and distribution sector.
These requirements have been identified by applying the forecast econometric
growth for each sector outlined in Figure 11.1 to existing floorspace stock on the
Island, to arrive at a forecast net floorspace requirement.

13 Considering alternative scenarios
13.1.1 As previously identified, forecasting is a tool to be used to inform decisions on how
much employment land to plan for and does not provide an absolute answer.
Limitations have been outlined for both modelling techniques used, and best
practice recommends applying alternative scenarios to test some of the assumptions
made.
13.1.2 The scenarios below test how changes in employment density (as indicated by
trends in the UK) as well as how increases or decreases in economic growth would
affect the forecasts for each sector. The results of the scenario testing are then
considered in determining the planning requirement in section 15 below.
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13.2 Scenario 1: Higher employment density standards for new
premises
13.2.1 Employment density is the amount of space per worker in a particular building,
inclusive of ancillary areas, such as toilets, kitchens, corridors etc. The econometric
forecast assumes that the average space per employee will remain the same until
2025. However, the potential impact of, for example, businesses seeking to use
building stock more efficiently and reduce costs in a challenging economic climate
should be assessed.
13.2.2 The employment density in Guernsey has therefore been assessed against
employment density standards in the UK, and the projected requirements adjusted
accordingly. For office sector, the current average of 25sq.m. per worker was
reduced to 15sq.m., as per UK standards. For Storage and Distribution, the average
space for worker was decreased from 160sq.m. to 115 sq.m. No alternative scenario
is proposed for industry as employment density in that sector already falls within the
UK range. The outcome of this test shows that a change towards higher employment
densities would reduce the Islands requirement for office and storage and
distribution land.
13.2.3 Figure 13.1 below presents the gross premises requirements, adjusted for higher
employment density standards.

Offices
Industry
Storage/Distribution

net additional premises
premises requirement
requirement m²
adjusted by higher density m²
+34,200
20,520
-20,100
-20,100
-7,200
-56,873

Figure 13.1 Scenario 1 – increased employment densities on premises requirements

13.3 Scenario 2: Adjusted Growth by sector
13.3.1 The forecasts produced by the econometric modelling indicate a particular average
growth per sector. To stress test these forecasts, the effect of a 10% increase and
10% decrease of the predicted growth was simulated to assess how overall changes
in growth would impact upon forecast premises requirements. This is shown in the
tables below.

Offices
Industry
Storage/Distribution

Net additional premises requirement
Minus 10%
Predicted
Plus 10%
forecast (m2) forecast (m2) forecast (m2)
+30,780
+34,200
+37,620
-18,090
-20,100
-22,110
-6,480
-7,200
-7,921

Figure 13.2 Scenario 2 – Adjusted growth by sector for premises
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Offices
Industry
Storage/Distribution

Net additional land requirement
Minus 10%
Predicted
Plus 10%
forecast (m2) forecast (m2) forecast (m2)
+19,440
+21,600
+23,760
-121,230
-134,700
-148,170
-11,997
-13,330
-14,663

Figure 13.3 Scenario 2 – Adjusted growth by sector for land requirements

14 Conversion to a gross premises and land requirement
14.1.1 The net requirement identified provides a baseline requirement for employment
land. However, to give some flexibility of provision to adapt to changing
requirements and to allow for example, as tested above, for the potential for more
or less growth than forecast in sectors, a safety margin for each sector has been
applied. This is in accordance with best practice in undertaking Employment Land
Studies. For office land, this has been calculated as twice the average annual
planning supply from the period 2002-2012, reduced to one average year’s supply
for storage, to reflect the recent changes in this sector. Industrial land shows an
annual net loss over the same period. To safeguard against industrial land being lost
too quickly the safety margin for industry is assuming no net loss for two years.

Offices
Industrial
Storage/Distribution

Gross additional premises
requirement (m²)
+40,833
-20,100
-2119

Gross additional land
requirement (m²)
+26,244
-134,700
-10,281

Figure 14.1 Gross premises requirements by 2025

15 Determining a planning land supply requirement
15.1.1 This section takes into account the gross land requirement forecasts identified
above, the outcome of the supply led modelling and alternative scenarios put
forward in the previous section to present a recommended land requirement for
each employment sector over the lifetime of the Plan (2015-2025).

15.2 Offices
15.2.1 The gross econometric forecasts for office project an additional gross requirement
of 26,244 m2of land. This is supported by relative similar outcome from the supply
led modelling forecasts which projected an additional 34,826m2 of land.
15.2.2 If, as postulated under Scenario 1 in Section 13.2 above, all new offices were to be
built at an employment density of 15m2 per worker, the additional premises
requirement could decrease by as much as 60% . This scenario however is
considered to be unrealistic, given the limitations placed on employment density by
the constrained nature of some of the sites available for new build and the fact that
a proportion of new offices will come from a change of use within existing buildings,
as opposed to the construction of new buildings.
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15.2.3 A variation in the economic growth would result in a projected additional
requirement ranging between 19,440m2 and 23,760m2.of land.
15.2.4 Office based employment, and specifically knowledge based business, is at the heart
of the Island’s Economic Development Framework, and has been identified as a
driver of the economy over the next ten years. It is therefore imperative that
economic growth is not constrained by lack of appropriate premises. On this basis, it
is considered that econometric forecasts outlined above should be taken forward,
with modest adjustment to round up in light of the supply forecast to ensure
appropriate provision.
15.2.5 In light of the above, this study concludes that it would be appropriate to plan for
an additional 30,000m2 of office land.

15.3 Industry
15.3.1 In line with global trends, both modelling approaches forecast a decline in the
Industry sector. However, the supply based and econometric forecasts for industry
land identified paint quite different pictures, from a loss of 12,346m2 to a loss of
134,700m2 respectively. The difference is further highlighted when one considers
the variation in the growth predicted would result in a projected additional loss of
up to c. 148,000m2..
15.3.2 This can be explained because as industrial processes become more efficient, they
require less staff to deliver the same economic output, but require the same
floorspace. It is, therefore, well recognised that econometric forecasts, based
partially on employee numbers, tend to over exaggerate the loss of industrial
premises for this reason. No significant changes have happened or been signalled in
the industrial sector that would affect the planning trends over the last ten years,
making the supply model forecasts more appropriate for this sector.

15.4 Storage & Distribution
15.4.1 The econometric and supply based forecasts for storage & distribution land also
diverge. The decline in storage and distribution is divergent from the growth
forecast through supply led modelling of 113,139 m2 land. This difference is due to
the fact that the larger supply-based forecast assumes the growth in storage seen
over the last 10 years will be repeated in the next ten years. However, given the loss
of Low Value Consignment Relief in 2012, and that no other driver of growth has
replaced it, that situation is highly unlikely. Therefore, the econometric forecast of a
loss of 10,281 m2, which takes into account the loss of Low Value Consignment
Relief, is considered to present the more likely scenario for storage and distribution.
15.4.2 A variation in the decline predicted from the econometric modelling would result in
projected losses of up to 14,663m2.. While changes to the employment density may
significantly increase the losses predicted, this is not considered likely to occur in the
short term given that the sector is facing decline rather than growth and the nature
of storage uses will still require a similar amount of land.
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15.5 Combining Industry, Storage & Distribution requirement
15.5.1 Given that assessment of the existing portfolio in section 10.10, highlights that the
location and accommodation needs for these two sectors are similar, it would be
appropriate to consider their land requirement together. Overall the evidence is
suggesting a decline in demand for land from both sectors. To take a conservative
approach to estimated losses would also help retain appropriate locations for these
sectors and in order to keep a choice of premises. As such, it is considered that a
combined loss reflecting the supply model forecast for the industrial sector (-12,300
m2) taken together with the econometric model requirements forecast for storage
and distribution (-10,300 m2) would be the most appropriate.
15.5.2 In light of the above, this study concludes that it would be appropriate to plan for
a loss of 22,600m² of industrial, storage and distribution land.

15.6 Planning requirement for employment land 2015-2025

Office
Industry,
Storage/Distribution

Existing land supply
2
(m )

Gross additional land
2
requirement (m )

Gross total land
2
requirement (m )

172,308
1,892,523

+30,000
-22,600

202,308
1,869,923

Figure 15.1 Summary of employment land requirement by sector 2015-2025
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15.6.1

•

Stage Three:

Identifying
a portfolio
of sites
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16 Identifying a portfolio of employment sites (2015-2025)
16.1 Introduction
16.1.1 This stage identifies a portfolio of employment areas that can deliver the
employment land requirement forecast in Stage 2 over the 10 year lifetime of the
Island Development Plan, that is compatible with the directions of the Strategic Land
Use Plan and the future needs of the Islands’ businesses.
16.1.2 The portfolio has been assessed to ensure that there will be sufficient land to meet
the requirements forecast, however it is not only the amount of land for
employment uses that is important, but also the range and choice of available sites
in the right locations and of a size, layout and quality that are attractive to the end
users.

16.2 Methodology
16.2.1 The projected land requirements forecast under Stage 2 indicate relatively small
scale land requirements for the office sector, and a modest loss of land for storage
and more substantial loss of land for industry. In light of these small scale
requirements it was determined to take an approach which concentrated on existing
employment sites, and land well related to those sites, in preference to identifying
new employment sites and areas.
16.2.2 The existing employment land portfolio was therefore assessed to determine the
quantity, quality and capacity of the existing portfolio in the first instance, and the
extent to which the forecast land requirements could be met through
redevelopment, intensification or change of use within the existing portfolio.
16.2.3 The assessment then broadens to identify potential opportunities to expand existing
sites, should they be required for the future, focusing on those sites which fit within
the spatial strategy and/or were identified as key sites within the portfolio. The
potential impact of the sites and their potential opportunities if identified, were also
assessed against their baseline environmental conditions (for further details of the
assessment criteria see appendix I). This assessment included reference to Call for
Sites submissions, both in terms of identifying deliverable opportunities around
existing sites and identifying whether a site was likely to remain in employment use
over the Plan period.
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Identifying a portfolio of employment sites
• Identify the quantities and types of existing employment land that relate well to the spatial
strategy;
• Identify sites that are highly likely to remain in the portfolio due to their strategic nature,
such as provision of strategic infrastructure;
• Identify sites that meet the spatial strategy and the needs of business and should be
safeguarded;
• Identify sites that are unlikely to change over the Plan period and are therefore highly
likely to remain in the portfolio;
• Identify sites that could potentially be lost from the portfolio due to lack of market appeal
or strategic fit;
• Identify opportunities for extension or intensification of existing employment sites;
• Align the quantity and quality of existing sites and opportunities with the forecasts.
Box 16.1 Identifying a portfolio of employment sites

Call for Sites
16.2.4 In total, 100 of the sites submitted through the Call for Sites process were proposed
with potential for either sole or partial employment use. These sites are listed in
Appendix F. Of those sites, 86 were located outside of the Main and Local Centres,
falling outside of the spatial strategy. Of the remaining 14 sites, 6 were located
within and around the St Peter Port Main Centre, 6 within and around the St
Sampson/Vale Main Centre and 2 within Local Centres, including a site at the
airport. Only 3 of the 14 sites within and around the Main Centres and within the
Local Centres comprise existing employment sites, with those being a site within the
Northside General Industrial Area and the Stand Alone sites at Bougourd Ford and
Event Services. However, a further 10 of the 14 sites are located adjacent to existing
employment areas. Further commentary of specific Call for Sites sites is provided in
the following sections.
16.2.5 Of the 86 sites falling outside of the Main and Local Centres, 8 are existing
employment sites and a further 14 are adjacent to existing employment sites. Whilst
there would be limited opportunity for large scale development of sites outside of
the Main and Local Centres due to the spatial strategy, there may be opportunities
through the provision for small scale business. For further details, see the ‘Small
Scale Business in the draft Island Development Plan’ report, 2014.

16.3 Portfolio of offices
16.3.1 With regard to offices, the Strategic Land Use Plan directs new larger floorplate
office developments to the commercial core of Main Centres (including Admiral
Park) but provides for new small-scale office development within certain Local
Centres (SLP1, LP6 & LP10). It prioritises brown field sites over green field ones and
encourages the refurbishment and reuse of the existing office stock in the Main
Centres where this is compatible with the need to protect the valued historic
character (SLP2 & LP9).
16.3.2 In meeting the demands for office accommodation of modern standards, the SLUP
seeks a combination of:
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•
•
•

The development of Primary offices including large floor plate buildings on
new sites;
The refurbishment or redevelopment of Secondary offices into Primary offices
where feasible; and
The release of unsuitable Secondary and Tertiary offices for other uses (which
will have an effect on the availability of office space).

16.3.3 Assessment of the key employment areas for offices (Mixed Use Historic Areas,
Established Office Locations and High Quality Business Parks) has identified areas
which comprise primary or secondary office accommodation, where the latter has
potential to upgrade, and which form the nucleus of the sector. These sites are
likely to continue to form the core locations for office over the Plan period and are
identified in Figure 16.1.

Area category
Mixed Use
Historic Areas

Established Office
Locations
High Quality
Business Parks

Area name
Kingsway House
St Peter Port & St
John House
Grange Road
Town Centre
La Charroterie
South Esplanade
Les Echelons
Glategny Esplanade
Le Truchot
Admiral Park

Quality of office space
Primary
Primary
Primary
Primary
Primary/Secondary
Secondary
Primary
Primary
Primary/Secondary
Primary

Figure 16.1 Core locations for office premises (2015-2025)

16.3.4 The assessment undertaken also identified areas where the premises generally
provide tertiary office accommodation, often incorporating a level of vacancy, and
are therefore unlikely to make a contribution to the portfolio of office land over the
Plan period. The loss of some office space from these areas, where it has been
demonstrated that there is a lack of market interest and where it would not be
viable to be refurbished/redeveloped to meet modern needs, would not be critical
to the overall portfolio, and would enable the introduction of more viable uses.
These areas are identified in Figure 16.2.
Area category
Mixed Use
Historic Areas

Area name
Le Bordage
Rue du Pre
5-17 Victoria Road

Quality of office space
Secondary/ Tertiary
Tertiary
Tertiary

Figure 16.2 Areas of tertiary office space

16.3.5 In addition, the assessment of the existing portfolio highlighted the surplus in
smaller office premises (under 250sq.m.). Although accounting for almost half (46%)
of the Island’s office premises, these premises only represent 7% of the Island’s total
office floor space and change of use of some of these would again not impact
significantly on the overall portfolio.
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16.3.6 Through site assessment, opportunities have been identified for redevelopment and
intensification within the core office locations, which would partially balance against
the loss of space at the locations identified in Figure 16.2. Further opportunities
have also been identified for the creation of new office space either within or
adjacent to existing core sites, such as opportunities identified in Town Centre,
Grange Road and more medium term South Esplanade that could help deliver the
gross additional requirement of 30,000m2 identified in Stage 2. The main
opportunity for new large floorplate office accommodation lies within the remaining
undeveloped land at Admiral Park, which would meet the majority of the forecast
requirements. These opportunities are set out in Figure 16.3.
16.3.7 Under Stage 1 it was identified that there is a preference for offices to co-locate, and
sites which are not well related to existing office locations would therefore be
unlikely to meet the requirements of the sector. Only one site from the Call for Sites
submitted for employment use is well related to an existing office area, adjoining an
office premises at Le Bordage. This site has not been identified as a likely
opportunity site as Le Bordage has been assessed as a peripheral office area with
potential to be lost from the office portfolio, as opposed to a likely expansion area.
A site has also been proposed with potential for office use at the Bougourd Ford site,
however given the poor relationship of this site with key office areas, it has not been
identified as a likely opportunity site. However, nothwithstanding this assessment,
the Strategic Land Use Plan directs provision for office development to be made
within the Main Centres (including Admiral Park), together with increased flexibility
to respond to market demand. As such, although not forming part of the core
portfolio, scope to bring these sites forward for office development should there be
market demand may be accommodated.
16.3.8 A policy approach to encourage redevelopment and refurbishment of existing office
stock in core locations together with designating the lands at Admiral Park would
ensure to meet the forecast requirements over the ten years.
Area category
High Quality Business
Park
Total
Planning
requirement

Area name
Admiral Park

Timescale for
development
Short

Size of
opportunity
30,624m2
30,624 m2
30,000m²

Figure 16.3 Additional opportunities

16.3.9 The portfolio identified above of core office locations and lands at Admiral Park
would provide a comprehensive range of office accommodation, delivering the
requirements forecast under Stage 2 and providing a variety of premises across the
employment areas. As previously identified, co-location with other office uses is a
key requirement for office premises and the portfolio has therefore focused on the
existing key office locations, within the St Peter Port Main Centre (including Admiral
Park). Given the low level of existing office premises in the St Sampson/Vale Main
Centre, no additional opportunities have been specifically identified within that
Centre, however policy should not preclude office development should there be a
demand for it.
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16.3.10 In light of the economic strength of the office-based sector and the property values
associated with office accommodation, it is considered that the portfolio of office
accommodation can be sustained through market forces and there is not a
requirement to safeguard the key office areas through policy. To facilitate the
continued growth of the sector it is however recommended that a policy approach is
taken which enables office development within the two Main Centres, both within
the identified employment areas and on windfall sites that come forward over the
Plan period, including the above-mentioned Call for Site sites.
16.3.11 The identification of sites for additional office accommodation within the Local
Centres is not required to deliver the projected land requirements. There are
however a low number of existing office sites located within the Local Centres,
which contribute to the vitality of those Centres, and provision for a level of office
development within Local Centres could further enhance the sustainability of those
areas. The SLUP also provides direction to make provision for new small-scale office
development within Local Centres, based on an individual assessment of the impact
on the local area. It is therefore recommended that the Island Development Plan
includes an enabling policy for small-scale offices within Local Centres, subject to
demonstration that such provision would reinforce the sustainability of the centre.
16.3.12 In relation to homeworking, it is recommended to continue with the existing policy
approach and support office working from home.
16.3.13 As identified above, there are a number of sites which, for a variety of reasons, are
no longer appropriate for office use and requiring a continuation of office use would
be to the detriment of the vitality of the area and the wider functioning of the
economy. It is therefore recommended that any proposed policy approach
incorporate flexibility to allow for a change of use away from office in these areas to
a more viable use.

16.4 Portfolio of Industrial and Storage & Distribution Premises
16.4.1 The SLUP directs most industrial development to within and around the Main
Centres, specifically mentioning Admiral Park and Saltpans (SLP3 & LP6), but also
highlighting the potential of Local Centres to provide some opportunities for
industrial development (LP10).
16.4.2 As stated in section 15.5, many employment sites accommodate both industrial and
storage & distribution uses, and the land requirements of those two sectors
generally align, therefore the requirement for industry and storage & distribution
has been combined. The combined planning requirement is therefore an overall loss
of 22,600m2 of land.
16.4.3 On the basis of the research undertaken in the previous stages, and the forecast for
an overall reduction in the land requirements for industry and storage over the Plan
period, the proposed approach for the portfolio of industrial/storage & distribution
land is to safeguard a few key areas within and around the Main Centres, enabling
consolidation of industrial uses on those sites and encouraging redevelopment of
the existing building stock, and to allow for those sites/areas with lower market
attractiveness to be redeveloped for alternative uses as the market demands.
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16.4.4 Notwithstanding this approach, a proportion of the industrial/storage & distribution
portfolio will remain outside of the spatial strategy, predominantly on small stand
alone sites and will have limited scope for new development. However, these sites
provide a range of industrial uses across the island, and support should be given for
their continued operations.
16.4.5 The proposed portfolio represents the core industrial and storage & distribution
areas and there should be provision for intensification and redevelopment if
necessary and where appropriate expansion as set out in figure 16.4.

Proposed portfolio of industry and storage & distribution sites
Area category
Area name
Light Industrial Areas
Envoy House
St George’s Place
Airport
Airport expansion
La Villiaze
Total Light Industry
General Industrial Areas
Pitronnerie Road
Pitronnerie Road expansion
Northside
Dyson’s Yard
Saltpans/Braye Road
Saltpans/Braye Road expansion
Total General Industry
Specialist Industrial Areas Boatworks+
Longue Hougue
Longue Hougue expansion area
Les Vardes Quarry
Chouet headland
Utilities
Total Specialist Industry
Stand Alone sites
Total Stand Alone sites within
Main Centres*
Total Stand Alone sites within
Local Centres
Total Stand Alone sites outside
of the Centres
Total

Area (m2)
16,734
8,853
63,289
58,071
11,548
158,495
60,388
7,288
169,667
19,699
107,911
1,567
366,520
4,041
194,849
121,945
135,664
78,781
314,699
849,979

104,671
30,174
474,386

Figure 16.4 Proposed industrial/storage & distribution portfolio. * Stand alone sites within
Main Centres, may be appropriate for change of use, as described above.

16.4.6 Although the forecasts under Stage 2 project an overall loss of land for industry and
storage, to ensure that the core industrial and storage & distribution area can meet
the needs of businesses and to ensure an adequate land supply to meet the strategic
aims of the SLUP, it is recommended that provision is made within the Island
Development Plan to give a level of protection of these and where appropriate
limited extension. The areas identified for potential expansion are set out in Figure
16.5.
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16.4.7 In particular, the SLUP identifies the strategic importance of the airport and includes
direction to provide for airport-related development that enables the Island to
respond to opportunities to strengthen the economy. Potential opportunities have
therefore been identified to extend to the west of the existing airport-related
development, and there may be further opportunities for modest extension to the
east/south-east, including at a Call for Sites site located within the Forest Local
Centre.
16.4.8 Under the existing Rural Area Plan an area of land at La Villiaze, to the north of the
airport runway, was identified as of strategic value for light industrial purposes and
it is recommended that this allocation is continued into the new Plan as a Key
Industrial Expansion Area not limited to light industry to give maximum flexibility to
respond to demand.
16.4.9 The SLUP also identifies the importance of the Saltpans Park to the overall provision
of employment land, and the allocation of this area and adjoining Braye Road
industrial estate is also recommended to be retained. The assessment identified a
small area of greenfield land, submitted as part of the Call for Sites, on the northern
boundary to the east of existing buildings as suitable to accommodate an expansion
of uses, if required.
16.4.10 The Pitronnerie Road Industrial Estate has been identified as a key area to be
safeguarded, and several of the Call for Sites sites border the Estate. There may be
potential to expand the Estate on to any of these sites however, following site
assessment, it is considered that the area to the east of the Estate is likely to be the
most appropriate area for extension, and the land area has been based on that site.
16.4.11 A further Call for Sites site is located within the general industrial area at Northside.
This site however falls within the site boundary for Northside Key Industrial Area and
would be safeguarded as part of the existing portfolio. Following assessment of the
existing Northside industrial area, the potential for redevelopment and
intensification of current industrial and harbour related uses adjoining the existing
Northside area were considered. The sites submitted through the Call for Sites, to
the south and southwest extending to North Pier were considered and extension of
the industrial designation to safeguard these areas for such purposes is
recommended.
16.4.12 The SLUP also directs the safeguarding of Les Vardes Quarry as a water reservoir and
Chouet Headland for mineral extraction. These areas of land have been previously
identified for these purposes in the existing Rural Area Plan, and it is recommended
to continue safeguarding these areas for these purposes as directed by the SLUP.
16.4.13 There will be potential for development at the remaining Call for Sites sites which
are located within a Centre and adjacent to an existing employment site, such as
those adjacent to Melody Press, L’Islet, however given the low level land
requirements for this sector and the nature of the adjoining sites, it is not
considered necessary to specifically identify opportunities at those sites.
Area category
Light Industrial Areas
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Area name
Airport expansion
La Villiaze

Area (m2)
58,071
11,548
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General Industrial Areas

Sub total

7,288
1,567
36,333
+114,807
121,945
78,781
+200,726

Total
Planning Requirement

+315,533
-22,600

Sub total
Specialist Industry

Pitronnerie Road expansion
Saltpans/Braye Road
Northside expansion
Longue Hougue
Chouet Headland

Figure 16.5 Proposed additions to the Industry/Storage portfolio

16.4.14 As identified above, the forecast for this sector identifies a reduction in land
requirements, and the recommended policy approach is to enable land which is no
longer required for industrial and storage & distribution uses to change to a more
viable use, whilst safeguarding appropriate land reserves to meet the Island’s needs.
As the assessment of the existing portfolio has highlighted the importance of access
to the inter harbour route for these uses, it is further recommended that more
careful consideration is given to any proposal which would result in the loss of these
sites for industrial and storage & distribution. As with office accommodation, the
SLUP however identifies the potential for Local Centres to provide some
opportunities for industrial/storage & distribution land, reinforcing the sustainability
of those centres, and policy should not preclude such development where it can be
justified.

16.5 Sites with potential for release from industrial/storage use
16.5.1 Figure 16.6 sets out the sites which, on account of current planning consents or
stated intentions for re-development identified through the Call for Sites, have a
very high probability of being lost from industrial/storage use in the short term. This
would result in the loss of 28,059m2 of industrial/storage land.
Area category

Area name

Light Industrial
Areas

Old Tobacco Factory

Stand Alone sites

Subtotal
Light Industrial
Areas

Subtotal
Total

Leale’s Yard
Warry’s Bakery
Upham’s Yard
Bougourd Ford

Timescale for
redevelopment
Short
Short
Short
Short
Short

Area (m2)
7,818

Lowlands

Medium

11,760
3,695
1,171
3,615
28,059
27,957

Centenary House/ Sir
John Leale House

Medium

19,521

47,478
75,537

Figure 16.6 Potential sites to be lost from industry/storage in the short and medium term
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16.5.2 Leale’s Yard is a designated MURA, the subject of a Local Planning Brief and has had
planning consent in principle for retail and residential development, which expired
in February 2014. It however remains highly likely that this site will come forward
for development in the short term and will move away from industrial use.
16.5.3 There is the further potential to lose Lowlands, Sir John Leale House and Centenary
House from industrial/storage use in the medium term, totalling a further 47,478m2.
The timescale for release and the form of development at Lowlands will be strongly
related to the overall policy direction for The Bridge Main Centre and the ability of
individual landowners to work together on a comprehensive plan for the site. The
future of Sir John Leale House will require a balance of competing land use
demands, and could potentially be a mixed-use site including an element of
employment and housing.
16.5.4 The sites set out in Figure 16.7 are other, mostly smaller, industrial/storage sites
located within the Main Centres, but of limited market appeal and are not
considered to be critical for the portfolio. It is therefore proposed that planning
policy for these sites makes provision for their redevelopment for alternative uses.
The percentage of these sites that come forward will depend on a number of
factors, including quality of existing building stock, how established the businesses
are on the site and whether suitable alternative premises are available to those
businesses, and how attractive the site is for alternative uses. The change of use of
these sites could result in a total potential loss of 55,038m2 industrial land.
Area category
Light Industrial Areas

Specialist Industrial Areas
Stand Alone Sites

Total

Area name
Guelles Lane
Le Foulon
Guilberts Industrial Estate
White Rock
Castle Emplacement
Bouillon Lane
Arrowsmith Marlowe (Rouge
Rue)
Rougeval Warehouse
La Gibauderie
Brock Road storage
Doyle’s Motors
Nashcopy
Valnord Warehouse
29 Victoria Road
Paul’s Garage (George Street)

Area (m2)
17,915
4,387
4,673
7,786
2,595
1,878
2,013
695
5,124
1,688
4,320
660
611
215
693
55,253

Figure 16.7 Other sites with potential to be lost from portfolio within and around Main
Centres

16.5.5 This assessment indicates this sector needs to invest and upgrade the existing stock,
which re-structuring and consolidating onto core sites and expansion areas should
facilitate. The potential loss from the sector, will vary as stated above depending on
factors including the intention of the owners. Nevertheless the potential loss is far
outweighed by the provision for expansion of core employment areas identified and
opportunities within them for intensification.
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Figure 16.8 Map of existing employment sites and proposed portfolio of sites
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Figure 16.9 Map of proposed portfolio of sites in Main Centres
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Figure 16.10 Map of proposed portfolio of sites around the airport
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17 Conclusion
17.1.1 As detailed in previous sections, the key requirements of the Strategic Land Use Plan, and
therefore the core principles informing development plan policy, are:
•
•
•
•
•

To concentrate development within and around the edges of the main and Local
Centres;
To provide opportunities/mechanisms for mixed use re/development within the Main
Centres;
To make provision for new large office development within the Main Centres
(including Admiral Park), with limited provision for new small-scale office
development within Local Centres;
To encourage refurbishment of existing office stock within the Main Centres; and
To retain the main focus for industry within or around the Main Centres, with limited
provision within Local Centres.

17.1.2 Assessment of the existing portfolio has identified that there is a wide range of employment
land on the Island, to suit a variety of occupiers and economic sectors. Further evaluation
has however identified that a proportion of the stock is dated, and of a quality and size that
limits its market appeal. In some cases opportunities have been identified to improve the
stock, but some sites are unlikely to be able to adapt to meet modern requirements.
17.1.3 Extrapolating from GDP and workforce projections, as well as trends in planning consents for
employment uses, forecasts have been made for employment land planning requirements
over the lifetime of the Plan. The forecasts have identified an additional requirement of
30,000m2 of office land over the 10 year period. Due to the high level of co-location of
industrial and storage premises, the land requirement forecast for those sectors has been
combined, resulting in a projected loss of 22,600m2 of land over the Plan period.
17.1.4 Through the assessment of the existing employment land portfolio, it has been established
that the employment land requirements over the lifetime of the Plan can be substantially
delivered through that portfolio, through development plan policies which safeguard the key
employment sites within and around the Main Centres and make provision for redevelopment, intensification and extension of those sites as required.
17.1.5 It is however recommended that policy for those areas incorporates sufficient flexibility to
enable the sites to accommodate a range of employment uses, from start up and incubator
units to larger multi-national companies. Incorporating this flexibility should enable the Plan
to accommodate any new sectors that emerge over its lifetime and to respond appropriately
to changing economic conditions.
17.1.6 In addition to the sites within and around Main Centres, the proposed portfolio identifies
land within and around the Airport which can accommodate expansion of existing uses and
at Les Vardes Quarry and Chouet Headland to safeguard them for future potential use for
strategically important development and provision should be made in the policy approach to
support the development of these sites in line with the guidance and direction of the
Strategic Land Use Plan.
17.1.7 It is also expected that existing employment sites within Local Centres will largely remain,
contributing to the sustainability of those centres. It is recommended that the Island
Development Plan includes an enabling policy for new small-scale employment development
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within Local Centres subject to demonstration that such provision would reinforce the
sustainability of the centre.
17.1.8 The proposed portfolio assumes that other existing sites which fall outside of the strategic
spatial strategy will be retained in employment use. There would be no provision for an
increase to the scale of the employment use at these sites, however, to enable the sites to
remain fit for purpose any proposed policy approach should allow for upgrading of the
existing stock.
17.1.9 It has also been identified that there are existing sites that are no longer appropriate for
employment use, and it is therefore recommended that the Island Development Plan
provides flexibility for the change of use of these sites away from employment.
17.1.10 Overall, the proposed portfolio provides a comprehensive range of employment land which
would deliver the forecast requirements. In summary, the study makes the following
recommendations for a future policy approach to employment land:
Key Recommendations
•
•
•

•
•
•
•
•
•

Safeguard land at Admiral Park to accommodate majority of the forecast office req
uirement and seek to improve the existing office stock within the core locations
identified in the Main Centres.
Allow flexibility for change of use away from offices on sites, particularly small scale,
which are no longer suitable for such purposes.
Consolidate industrial/storage & distribution uses onto a few key sites within and
around the Main Centres with provision to give a level of protection to these sites for
these uses and encourage re-development, intensification and limited extension
where appropriate. Elsewhere within and around the Main Centres to facilitate and
encourage the redevelopment of existing sites to more viable uses and support for
existing employment uses in these areas.
Allow flexibility for change of use away from industry/storage & distribution on sites
outside of the core areas identified. However, particular regard should be given to loss
of existing sites with good access.
Ensure flexibility to accommodate a range of employment uses from start ups to large
multinational companies and to enable change of use between employment uses,
where appropriate.
Make provision for new small-scale employment uses within Local Centres, where
such provision would support the sustainability of the centre.
Allow for upgrading of existing employment sites which fall outside of the spatial
strategy, whilst retaining the existing scale of use at those sites.
Safeguard land within and adjoining the airport, as identified for airport related uses.
Carry forward existing allocations for strategic reserves of employment land
designated in the current Rural Area Plan (2005).

Appendix A: Categories of employment, employment land and
economic sector
The Land Planning and
Development (Use
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TRP categories

Employment Codes

GDP categories

Office

Industrial

Storage &
Distribution5

5

Classes) Ordinance, 2007
21 – Use for providing
professional or financial
services to visiting
members of the public;
22 – Use as an
administrative office for
any purpose, other than a
use falling within use
classes 21 or 23;
23 – Use for the
temporary relocation of
an administrative office in
the event of an
emergency
37 – use for any light
industrial purpose;
38 – use for any general
industrial purpose;
39 – use of buildings…for
cleaning, laundering or
drying of clothes or
fabrics;
40 – use for any special
industrial purpose;
41 – use for the
production or processing
of hazardous substances
42 – uses relating to the
handling of putrescible or
inert waste
43 – use for processing
putrescible, offensive or
noxious organic material
30 – use, not falling within
use classes 31 to 36 for
the commercial storage of
any goods;
31 – use for cooled or
refrigerated storage
exceeding 10m3;
32 – use for storage of
solid fuels, building
materials or nonhazardous materials;
33 – use for storage or
parking of motor vehicles;
34 – use for the transfer
or distribution of goods;
35 – Use for data and
archive storage;
36 – use for storage of
hazardous, odorous,
putrescible or offensive
material, of noxious
organic material or of
leather, hide or skin.

Office
accommodation for
regulated finance;
Other office
accommodation;

Finance;
Information and
communication;
Professional, business,
scientific and technical
activities;
Administrative and
support service activities;
Real estate activities.

Finance;
Legal;
Business Services;
Information.

Motor and marine
trades;
Industrial/workshops;
Utility providers

Manufacturing;
Electricity, gas, steam
and air conditioning
supply;
Water supply, sewerage,
waste management and
remediation activities;
Construction

Manufacturing,
Construction,
Utilities

Warehouses, storage
facilities and hangars

Transport and storage

Transport

Storage & Distribution category of uses does not fit exactly to other sources of information. For example TRP
catergories for wholesale includes retail which is not covered by this study and manually adjusted, where
appropriate.
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Appendix B: Data Sources
Environment Department
July 2012
Results of survey for small scale industry
November 2012
Main Centres Retail Audit
December 2012
Vacant Premises Audit
Meeting notes with Commercial Agents
Meeting notes of workshop with Industry representatives
Planning application database
Policy Council
December 2012

Land Use Modelling

Commerce & Employment
February 2012
Oxford Economics Review of Guernsey’s Economic Profile and Assessment of
Future Opportunities
Cadastre
December 2012

Analysis of TRP codes

Consultation
May 2012

Interviews with commercial property agents:
Jones Watts, Lovells, Montagu Evans, Nick Brett, Swoffers
Workshop with business organisations:
Confederation of Guernsey Industry
Construction Industry Forum
Guernsey Enterprise Agency
Guernsey International Business Association

October 2013
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Workshop with business organisations:
Commerce & Employment Department
Comprop
Confederation of Guernsey Industry
Construction Industry Forum
Guernsey Enterprise Agency
Lovell Ozanne
Swoffers Commercial
Walter Property
Watts & Co.

Appendix C: Site assessment matrix
Criteria
Strategic fit/
proximity to
centres/services
Strategic access

4=Excellent
Within a Main
Centre

3=Good
Around a Main
Centre

2=Average
Within or around
a Local Centre

1=Poor
Exception site

Within 500m
and with good
road access to
port or airport

Within 1500m
and with good
road access to
port or airport

Greater than
3km or poor
road access to
port or airport

Local access

Access onto
inter-harbour
route, flat
terrain, good
pedestrian
environment,
choice of bus
routes

Compatibility of
surrounding
uses

Highly
compatible uses

Access onto
traffic-priority
route, at least
one frequent
bus service,
flat/gently
sloping terrain,
good
pedestrian
environment
Limited conflict
occurring
occasionally

Within 3km with
good road access
or with average
road access to
port or airport
Access onto local
circulation route,
infrequent bus
service or bus
service up to
400m away,
sloping terrain,
average
pedestrian env
Some conflict
between uses at
certain times of
day/days of the
week

Market
attractiveness

Fully occupied,
low turnover,
well
maintained,
modern stock

Significant
conflict
between uses
in terms of
noise,
vibrations,
emissions,
traffic, visual
impact
High vacancy
levels, slow
take up of
vacant units,
outdated stock
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Limited
vacancy, quick
take up of
vacant units,
low turnover,
well
maintained,
stock less than
20 years
old/high quality
refurb.

Significant
vacancy levels,
average take up
levels, average
maintenance,
some older stock

Access onto
neighbourhood
road, steep
gradients, poor
pedestrian
environment,
no bus routes
within 400m

Appendix D: Manual amendments to Storage and Retail categories
in the TRP analysis

Cadastre

Occupier

Parish

B010620000

Moonpig

A102140000

HMV

C00842A003

Sigma

St
Sampsons
St Peter
Port
Vale

Airport

Forest

E000820000

Guernsey
Dairy
Guernsey
Water
Specsavers

K00725A000

Specsavers

B003540000
B00153B001

Longue
Hougue

St
Andrews
St
Andrews
St
Saviours
St
Andrews
St
Sampson’s

B00171A000

Longue
Hougue
White Rock

K00495A000
K00509A000

A411190004
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St
Sampson’s
St Peter
Port

Land
Premises
Changed
area (m2) floorspace from
3,604
3,412 Industrial
4,672

4,635 Retail

2253

1,879 Retail

70,506

17,695

Publicly
owned
nondomestic
2,731 Public
Admin
2,940 Public
Admin
5,303 Office

13,590

4,271 Office

4,590
61,233

157,421

16,467
7,785

934 Publicly
owned
nondomestic
10,078 Retail
- Exempt
land

Changed to
Storage &
Distribution
Storage &
Distribution
Storage &
Distribution
Storage &
Distribution

Industrial
Industrial
Industrial
Industrial
Industrial

Industrial
Industrial

Appendix E: Stand Alone Sites – Outside of Centres
Stand Alone Sites – Outside of Centres
Specsavers
Beaucette Marina
Stresa
La Rue de l'Epinel
Hougue du Moulin
Ruette des Vauxbelets
Les Reines
Fisherman’s Hut
Rue a l'Eau
Les Hurieux
Rex Stationers
Tyrrell Dowinton
States' Dairy
Noble House
La Longue Rue
PEH
Fort Road
Mont d'Aval
PEH Main Campus
Rue de la Douzaine
Maison Le Brun
Milton Produce
Victoria Avenue
Telephone exchange
Circuit Properties
Baubigny Garage
Maison Saumarez
Evergreen Ltd
Baubigny Arsenal
Houmet House
Thompson Motors, Rue des Tubby's
Route de Saumarez
Pointes
Le Tefaine
Linfield Motors
Ruette des Saumarez
Route des Fauconnaires
Brenton House
Grandes Rocques Garage
Thompson Motors, Rue de
Les Petites Capelles
Rue a l'Eau
l'Eglise
Ferndale
Belgrave Lane
Chez Le Bois
Creasey's Landes du
Aladdin's Cave
Rue St Pierre
Marche
Rue du Marais
Les Tracheries
Iona
Ruette du Frocq
Route de la Passee
Santana
Rue du Gele
Shoreline House
Rue des Crabbes
Mont Saint Garage
Sandy Hook
The Old Bakery
Rocquaine Industrial Centre Electricity substation
Water works
Rue du Videcocq
La Remise
Route du Longfrie
La Planque Lane
Sarnia Controls Co.
Pumping station
Forest Road Garage
Shorts Business Park
Torteval Engineers
Channel Island Ceramics
Hill Engineering
Les Fontaines
Brickfield
Bordel Motors
Rue des Landes
Les Cambrees Farm
Crossways
Rue des Roulias
Rue de la Cache
Trev's Garage
San Miguel
Priaulx Vineries
Mahy's
Les Quatre Vents
Hawthorn
Les Landes Garage
La Villette Garage
Fort Complex
Lucksall Motors
Moulin Huet Pottery
Regent House
Stan Brouard
Ville Amphrey
Les Dicqs
HSBC
Pumping station
Marion Complex
Landes du Marche Garage
Route de la Foret
Braye Vinery
Westside Stores
Atelier
Le Petit Marais
Barras workshop
Route de la Croix au Bailiff
Alma House
The Willows
Bouillon Road
Les Hougues Magues Road Portinfer Timber Yard
La Mare
Capelles Building Store
Gillingham's Pools
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Appendix F: ‘Call for Sites’ sites for employment use
Ref No

Relationship to centres

CA001
CA005
CA008
CA009
CA017
CA019
CA020
CA021
CA024

Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre

CA026
CA027
CA037
CA051
CA053
CA054
CA055
CA059
CA063
CA064
CA065
CA066
CA071

Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre

CA073
CO 006
CO 009
CO 012
CO 015
CO 021
CO 029
CO 035
CO 040
F003
F006a
F006b
F007
F011
F012
F015
F017
LA019
LA020
LI001
LI004
LI008

Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
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Relationship to existing employment
land
Forms part of Stand Alone site
None
None
None
Weak relationship to Stand Alone site
None
None
None
Weak relationship to Light Industrial
Area and Stand Alone site
None
None
None
None
Forms part of Stand Alone site
None
Adjacent to Stand Alone site
None
None
None
None
None
Weak relationship to Light Industrial
Area
Part of site is a Stand Alone site
None
None
None
None
None
None
Adjacent to Stand Alone site
None
None
Weak relationship to Stand Alone site
Weak relationship to Stand Alone site
Weak relationship to Stand Alone site
None
None
Weak relationship to Stand Alone site
None
Weak relationship to Stand Alone site
None
Adjacent to Stand Alone site
Weak relationship to Les Vardes Quarry
Site is a Stand Alone site

Ref No

Relationship to centres

LI010
LI011
LI024
SM010
SM014
SM025
SM036
SP001
SP007
SP025
SP028
SPP007
SPP012a
SPP012b
SPP012c
SPP012d
SPP012f

Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre

SPP013
SPP014
SPP016
SPP017
SPP019
SPP032
SPP041
SPP042
SSV001
SSV010
SSV011
SSV014
SSV026
SSV031
SSV041
SSV045
SSV047
SSV048
SSV051

Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre

SSV052
SSV053
SSV054
SSV055
SSV056
SSV058

Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
Site is not within a Main or Local Centre
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Relationship to existing employment
land
Adjacent to Les Vardes Quarry
None
None
None
Adjacent to Stand Alone site
Site is a Stand Alone site
Part of site is a Stand Alone site
None
Adjacent to Stand Alone Site
Adjacent to Stand Alone Site
None
Site is a Stand Alone site
Adjacent to General Industrial Area
Adjacent to General Industrial Area
Adjacent to General Industrial Area
Adjacent to General Industrial Area
Weak relationship to General Industrial
Area
None
None
None
Weak relationship to Stand Alone site
None
None
Adjacent to Light industrial Area
Adjacent to Stand Alone site
None
None
Adjacent to Stand Alone site
None
Weak relationship to Stand Alone sites
Weak relationship to Stand Alone site
None
None
None
None
Weak relationship to General Industrial
Area
None
None
Weak relationship to Stand Alone site
None
None
Part of site is a Stand Alone site

Sites within and around the Main Centres and within the Local Centres:
Ref No
F016

Relationship to centres
Site within Forest Local
Centre

SP027N

Site within St Pierre du
Bois Local Centre

SPP009

Site within St Peter Port
Main Centre

SPP010

Site within St Peter Port
Main Centre

SPP012e

Site within St Peter Port
Main Centre Outer Area

SPP015

Site within St Peter Port
Main Centre Outer Area
Site within St Peter Port
Main Centre Outer Area

SPP031

SPP035

Site within St Peter Port
Main Centre Outer Area

SSV030

Site within The Bridge
Main Centre Outer Area

SSV035b

Site within The Bridge
Main Centre Outer Area

SSV039

Site within The Bridge
Main Centre

SSV043

Site within The Bridge
Main Centre Outer Area
Site within The Bridge
Main Centre Outer Area
Site within The Bridge
Main Centre Outer Area

SSV046
SSV069
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Comments on site
Dwelling with detached garages/store. Site to south of
and adjacent to the airport. Identified as potential for
expansion of the airport.
Field to north of road. Bounded by various
employment uses to east and west including an office
and a bank.
Ideal Furnishings site - adjacent to office building,
identified as a potential expansion area for Le Bordage
Mixed Use Historic Area. Existing building is outdated
and in need of refurbishment. Use potentially limited
by lack of parking in the area.
Bougourd Ford Stand Alone site - backland site
surrounded by predominantly residential properties.
Potential for wholesale redevelopment of site,
enabling intensification of use.
Field across road to south of Pitronnerie Road
Industrial Estate. Identified as a potential expansion
area for Pitronnerie Road Industrial Estate.
No relationship with existing employment land. Small
storage building on small site set against cliff face.
Field to west of and adjacent to Pitronnerie Road
Industrial Estate. Identified as a potential expansion
area for Pitronnerie Road Industrial Estate.
Residential dwelling recognised as a Protected
Building situated adjacent to Les Amballes
employment site.
Event Services Stand Alone site - currently used for
the temporary storage of vehicles and equipment.
Current Urban Area Plan Housing Target Area.
Field to east of and adjacent to Saltpans. Western part
of site identified as potential expansion area for
Slatpans. Eastern part of site is current Urban Area
Plan Housing Target Area.
Site to east of and adjacent to Event Services Stand
Alone site. Western part of site within current Urban
Area Plan Housing Target Area.
Site identified as opportunity site within eastern
section of Northside industrial area.
Former glasshsoue site largely returned to open field,
to north-west of and adjacent to Fontaine Vinery.
Site to north of and adjacent to Braye Road Inustrial
Estate and identified as a potential opportunity
expansion area.

Appendix G: Policy Council Land Use Modelling
IA

Land Use Modelling
Projecting commercial and industrial building and land requirements
2012 to 2025
Policy and Research Unit
April 2014
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1. Executive Summary
This report was produced at the request of the Forward Planning Officers and presents
projections of demand for building and open land area by 2025 under broad usage
categories. The report’s primary focus is on office, industrial, retail and storage usage. The
projections for these sectors can be seen below:
Table 1.1: Headline projections: change in demand for building and land space 2012-2025

Industrial
Office
Retail
Storage

Building TRP
(000’s)

Total %
change
2012-2025

Annual
average %
change

Land TRP
(000’s)

% change
2012-2025

Annual
average
%
change

-20.1

-8.7

-0.7

-134.70

-8.7

-0.7

34.2
-17.7
-7.2

12.6
-9.9
-3.9

1.0
-0.8
-0.3

21.64
-47.78
-13.33

12.6
-9.9
-3.9

1.0
-0.8
-0.3

Figure 1.1 Change in demand for land and building space 2012-2025

% change 2012 -2025

15.0
10.0
5.0
-5.0
-10.0
-15.0
Industrial
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Storage

The projections forecast a decrease of 20,100m2 (each TRP unit is equivalent to 1m2) in the
demand for industrial building space required by 2025 together with a proportionate
decrease of the land area.
Office space projections forecast an increase demand for building and land space of 12.6%;
approximately 34,200m2 of additional building floor space. The area of buildings and land
required by the retail sector are expected to decrease by 9.9% over the next 10 years. The
storage category is projected to have a reduced building and land requirement of 3.9%.
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2. Introduction
As part of the Employment Land Study, Forward Planning Officers requested the Policy and
Research Unit to generate forecasts that could be used to determine how much commercial
and industrial building and land space is likely to be needed by 2025.
All projections presented in this report have been based on building and land information
obtained from the Cadastre register used for charging TRP. One TRP unit is equivalent to
1m2 of floor space so can be used as a direct proxy for floor area6.
The projections use simple econometric modelling based on historic trends in both the
workforce and GDP output to predict changes in demand for land and building space. As
with all such modelling, it is necessary to make a number of assumptions in order to
produce these projections. Although every effort has been made to make these as realistic
as possible, unforeseen events or changes to the economic environment or the relationships
between variables are always a possibility.
In particular, it should be noted that these projections were produced based on current land
use assignment with no indication of the spare capacity in the current allocation. As such it
has been necessary to assume that all space currently allocated is utilised to its full capacity.
This may or may not be the case and this should be taken into consideration when utilising
the data presented.
Below is a list of the primary assumptions made in calculating this data:
•
•
•

•
•
•
•

6
7

Space currently assigned for use under the land use categories covered by this report
are currently utilised to their full capacity and will continue to be so.
Those employed in buildings or on land assigned to each broad land use type are
typically employed in one of the economic sectors outlined in table 2.1.
The average space per employee in each land use category and the ratio of full time
to part time employment will be the same in March 2025 as it was in March 2012
(see Appendix 1).
Each broad land use type is typically generates economic output (as measure by
GDP) categorised in the economic sectors outlined in table 2.1.
Space productivity (the amount of GDP generated per TRP) will increase by an
average of 1% per annum7 (See appendix 2).
There will be no significant events before 2025 which will cause a sudden change in
employment, output or land use.
Although buildings and open land space are considered separately, the same process
was used to derive predictions and assumptions applied to buildings were also
applied to land. As such the projection of building space alone is used to
demonstrate the methodology.

As buildings may have multiple storeys, the total TRP exceeds the area of Guernsey (63.5km2).
Consistent with available data on average levels of growth in annual earnings.
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•

The projections take no account of industry preference for particular types of unit
within each category (e.g large floor area or prestigious sites).

Broad use types and their corresponding TRP building, land, GDP and employment
categories which are used throughout the report can be seen in Table 2. Note that States’
owned buildings are not included in the projection of work space required.
Table 2.1: TRP, employment and GDP classifications applied to land use types
Use type

TRP building/land categories 8

Agricultural

Horticultural;
Horticultural glass; Agricultural

Hostelry

Hostelry;
Food outlets;
Self-catering accommodation

Hostelry

Industrial

Motor and marine trades,
Industrial/workshops;
Utility providers

Manufacturing;
Construction;
Utilities

Retail

Retail (goods and services)

Storage

Warehouses;
Storage facilities;
Hangars
Office accommodation for
regulated finance;
Other office accommodation

Manufacturing;
Electricity, gas, steam and air conditioning
supply; Water supply, sewerage, waste
management and remediation activities;
Construction
Wholesale, retail and repairs (less retail not in
stores)
Transport and storage (plus retail not in
stores)
Finance;
Information and communication; Professional,
business, scientific and technical activities;
Administrative and support service activities;
Real estate activities

Finance;
Legal;
Business
Services;
Information,

Education;
Human health, social and charitable work
activities;
Arts, entertainment and recreation;
Other service activities;
Activities of households as employers;
Public administration

Personal
services;
Recreation;
Health;
Education;
Non-profit

Office

Other

Recreation/sporting; Garaging/
parking’s non-domestic;
Publicly owned non-domestic;
Exempt buildings/land;
Non-domestic development
buildings/land

Employment codes
(after Q4 2008)
Agriculture; Horticulture;
Fishing; Quarrying

GDP categories
Horticulture;
Agriculture;
Fisheries
Hostelry

Wholesale;
Retail
Transport

Box 1: Sector specific considerations
Below are listed a number of sector specific factors which should be considered when using the data
presented in this report. Typically these are relevant factors that we are aware of anecdotally but
have insufficient supporting data to incorporate into the projections.
Industrial
Industrial space requirements can vary considerably from business to business. A change in the type
of industrial operations operating in the island could significantly change the relationship between
employment, GDP output and the amount of space required.

8
TRP data was provided by the Environment Department and reflects adjustments outlined in the Guernsey Employment
Land Study 2014

Page | 104

Office
The change in TRP per employee between 2009 and 2012 suggests that at present office space
maybe underutilised and there is spare capacity within the existing allocated space. However, as we
have no data with which to estimate the amount of spare capacity projections have been made
under the assumption of full occupancy.
Retail
Anecdotal evidence suggest that in recent years many retailers have changed their staffing models,
reducing number of full time staff and increasing the number of staff on part-time and flexible
workers. This may have had exerted a downward pressure on both workforce and GDP output
(which incorporates wages) in the retail sector over the last three years.
Anecdotal evidence suggests that, like office space, allocated retail space is not currently utilised to
full capacity.
Storage
Storage GDP output in 2011 was unusually high and was excluded from the calculations as an
anomalous data point (believed to be the result of a one-off event increasing reported profits).
Projections for Storage GDP have been made using an average of 2010 and 2012 data.
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3. Headline Projections
This chapter presents an overview of the projections produced. As the headline projection is
a composite of three individual forecasts these are also provided to give an indication of the
range of possible outcomes. Table 3.1 and Figure 3.1 below presents the headline estimates
of demand for building and land space in 2025.
A more detailed overview of the methodology used and the workforce and GDP projections
on which they are based are provided in Appendix 1 and 2. Appendix 3 looks at estimates of
the economic output generated per unit area for the different land use types.
Table 3.1: Overall projection demand for land and building space in 2025
Building Space (TRP units – 000s)

% change

1554.3
172.3
481.0
338.3

1419.6
193.9
433.3
324.9

-134.7
21.6
-47.8
-13.3

-8.7
12.6
-9.9
-3.9

Average
annual
%change

Additional space
required

-0.7
1.0
-0.8
-0.3

Estimated
demand by 2025

-8.7
12.6
-9.9
-3.9

space in 2012

-20.1
34.2
-17.7
-7.2

Average annual
%change

212.2
306.4
160.4
176.6

% change 20122025

232.4
272.2
178.1
183.8

Additional space
required

Estimated
demand by 2025

Space in 2012

Industrial
Office
Retail
Storage

Land Space (TRP units – 000s)

-0.7
1.0
-0.8
-0.3

Figure 3.1 Change in demand for land and building space 2012-2025

% change 2012 -2025
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These headline projections show a 12.6% increase in demand for office space by 2025
requiring an additional 34,200 TRP Units of building space. Storage space also shows a
decrease of 3.9% requiring a reduction of 7,200 TRP units of building space. Projections of
demand for Industrial and Retail use types suggest a decrease in the demand for both
building and land space.
The headline projections presented in this chapter have been compiled as a geometric
average of three separate projections of possible demand. Each projection was produced by
extrapolating historic trends in either workforce or GDP output from a variety of reference
periods. This allows projections to be balanced between medium term trends in each of the
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categories and more short-term factors which have created a more subdued economy than
has been typical in the past but which but may continue for some time.
Table 3.2 provides a brief outline of the component projections used to compile the
headline. More detail on the method used is provided in Appendix 1 and 2.
Table 3.2: Outline of projections used in compiling headline
Extrapolated from movements in the number of employed
and self-employed people in the workforce. Because of a
Workforce, short term trend,
change in classification in 2008 these projections look at
2009-2012
short term changes only but include the most recently
available data.
Extrapolated from recent GDP trends only incorporating
GDP, Short term trend, 2007-2012:
data from immediately before and subsequent to the
2008/2009 financial crisis.
Extrapolated from GDP data in over the medium term
GDP, medium term, 2002-2012
incorporating trend prior to the 2008/2009 financial crisis
A geometric average of the three projections above

Headline

Figures 3.2 to 3.7 present the headline projected demand for building space together with
the individual projections used to compile the headline data set to give an indication of the
range of possible outcomes.
Figure 3.2: Industrial building space

TRP units (000's)

240
230
220
210
200
190
2012
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2025

Workforce, short-term, 2009-2012

GDP, Short term, 2007-2012

GDP, Medium term, 2002-2012

Headline

Figure 3.3: Office building space

TRP units (000's)

400
350
300
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200
2012
Workforce, short-term, 2009-2012
GDP, Medium term, 2002-2012

2025
GDP, Short term, 2007-2012
Headline

Figure 3.4: Retail building space
190

TRP units (000's)

180
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140
130
120
2012
Workforce, short-term, 2009-2012
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2025
GDP, Short term, 2007-2012
Headline

Figure 3.5: Storage building space

TRP units (000's)

200
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180
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150
2012
Workforce, short-term, 2009-2012

2025
GDP, Short term, 2007-2012

GDP, Medium term, 2002-2012

Headline

Figure 3.6: Estimated additional demand for building space
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100

TRP units (000's)

80
60
40
20
0
-20
-40
-60
Industrial

Office

Retail

Storage

Workforce, short-term, 2009-2012
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4. Conclusion
The aim of this report was to present the Forward Planning Officers with estimates of the
amount of additional demand for building and land space for industrial, office, retail and
storage usage in 2025. In order to achieve this, the Policy and Research Unit have provided
simple econometric modelling based on historic trends in the workforce and GDP.
As with all such modelling, it was necessary to make a range of assumptions in order to
produce a projection of land use for 2025. Although every effort is made to make these
assumptions as realistic as possible, unforeseen events, significant changes to the economic
structure of the island or a significant change in the relationships between building and land
use requirements and the workforce and output variables used to make these projections
are always a possibility.
Table 4.1: Headline projections: change in demand for building and land space
2012-2025
Total %
Annual
Total %
Building TRP
Land TRP
change
average %
change
(000’s)
(000’s)
2012-2025
change
2012-2025
Industrial
Office
Retail
Storage
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Annual
average %
change

-20.1

-8.7

-0.7

-134.70

-8.7

-0.7

34.2
-17.7
-7.2

12.6
-9.9
-3.9

1.0
-0.8
-0.3

21.64
-47.78
-13.33

12.6
-9.9
-3.9

1.0
-0.8
-0.3

Figure 4.1: Change in demand for land and building space 2012-2025

% change 2012 -2025
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The projections presented here estimate that by 2025 demand for both retail and industrial
space will have declined. Demand for office is projected to increase by 2025 with an
additional 12.6% of allocated space (34,200 TRP units) demanded. This sector is also the
most economically valuable in terms of the generation of GDP for each TRP unit of allocated
space (see Appendix 3).
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Appendix 1: Workforce
Table A1.1 provides a comparison of the number of TRP units of allocated space per
employee under each of the broad land use types in 2009 and 2012.
Table A1.1: Estimated building floor space (TRP) per employee9
2012

2009

Land/
building use
type

TRP (000’s)

Workforce

TRP/
Employee

TRP (000’s)

Workforce

TRP/
Employee

TRP/
employee
% change
2009-2012

Agricultural
Hostelry
Industrial
Office
Retail
Storage
Other
Total:

1,309.9
247.0
209.1
285.8
207.0
164.0
689.1
3,111.9

433
1,831
4,126
11,473
4,367
1,022
8,851
32,109

3,025
135
51
25
47
160
78
3,644

1,464.4
251.2
220.2
272.1
213.4
234.1
582.1
3,237.5

483
1,772
4,301
11,548
4,389
976
8,472
31,981

3,032
142
51
24
49
240
69
3,720

-0.2
-4.8
-1.0
5.7
-2.5
-33.1
13.3
-2.3

Source: Cadastre; Social Security

The agricultural use type has by far the largest building TRP per employee for 2009 and
2012. Office usage has the lowest building TRP per employee. Building TRP allocated to
office use increased between 2009 and 2012 whilst the workforce had decreased, increasing
the space per employee by 5.7%. This could indicate that the present available office space
is underutilised. Industrial and storage usage per employee have decreased since 2009,
storage by a particularly large amount, although it still has a high TRP per employee.
The time series of employment by economic sector has been used to extrapolate
projections of the workforce in 2025 on which to base projections of space requirements.
Due to the implementation of a new classification system in Q4 2008 (resulting in a
structural break in employment time series), which coincided with the disruption of the
workforce by the financial crash in 2009, the projections of employee numbers in 2025 have
been produced based on the trends in two discrete reference periods:
Pre-crisis, 2005-2008: Data after the implementation of the new classification system and
the 2009 banking crash is discounted. This scenario assumes that employment will return to
pre-crisis average growth rate by 2025. Note that inconsistencies in the data mean that the
time series for ‘Other’ prior to Q1 2007 was unsuitable for use and has been discounted.
These projections were not used in compiling the headline trend.
Short term, post-crisis – 2009-2012: From Q1 2009 to Q4 2012. Data before the change in
classification is discounted. This scenario assumes that employment levels will continue at
the post-crisis trend and not return to pre-crisis levels.

9
To enable comparison between data sets, figures presented in this table do not include the adjustments made by the
Environment Department (which are not available for 2009) as presented in the main body of the report
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Most of these projections have been made using an assumption of constant growth in line
with the average rate over the reference period. However, where a shortage of data or
anomalous movements result in unrealistic projections using this method, alternative
projections have been made by extrapolating graphical trends.
Table A1.2 presents an estimation of the size of the workforce in 2025 for the above
outlined projections for each use type. In addition to the use types presented in the body of
the report, estimates of agriculture and other employment have been included in order to
allow comparison to aggregate workforce projections based on the projected population.
Table A1.2: Projected workforce in 2025 by land use type
Total employment
Agriculture
Hostelry
Industrial
Office
Retail
Storage
Other
Total
Aggregate
estimates10

2012 workforce
433
1,831
4,126
11,473
4,367
1,409
8,857
32,109

Workforce in 2025 based on projection reference period
Pre-crisis 2005-2008
Post crisis, 2009-2012
244
263
1,542
1,935
3,712
3,820
17,814
10,573
3,213
3,000
2,960
1,328
11,665
10,665
41,151
31,586
32,595

32,595

The number of TRP units required for each land use type can be calculated for each of the
above projections on the assumption that TRP per employee will not change by 2025. Precrisis projections were not considered to be an accurate representation of potential changes
in the workforce and were therefore not used in compiling the headline projections.
Agriculture and other categories (which include health, education public administration and
recreational uses) were not included as it was not considered appropriate to model these
land uses in this manner.

10
Source: Potential long term implications of demographic and population change on the demand for and cost of public
services, Policy and Research Unit, March 2012.
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Appendix 2: GDP Output
In addition to the workforce projections, GDP data was used to provide alternative
estimates of land use. GDP output includes both wages and company and self-employed
profits. Table A2.1 shows the estimated number of TRP units of building space required to
generate £1,000 of output. All GDP data is presented at 2012prices unless otherwise stated.
Table A2.1: Estimated TRP units required to generate £1,000 of output
TRP (000’s)

GDP output 2012 (£m)

TRP /GDP
(units TRP per £000’s
GDP output)

Agricultural
Hostelry
Industrial
Office
Retail
Storage
Other

1,310
247
209
286
207
164
689

27
50
178
1,162
159
50
352

48.2
4.9
1.3
0.2
1.1
3.7
0.5

Not allocated
by sector

NA

31

NA

3,112

2,009

1.5

Total:

The agricultural sector has by far the largest TRP per £1,000 GDP; (i.e. requiring the largest
area to generate £1,000 of output per annum). Office has the lowest TRP per employee
generating £1,000 of output in 2012 for every 0.2m2 of allocated building space.
The projections for GDP by use type in 2025 are based on different reference periods:
Long-term, 1991-2012
Mid-term, 2002-2012
Short-term, 2008-2012
As previously, most of these projections have been made using an assumption of constant
growth in line with the average rate over the reference period. However, where a shortage
of data or anomalous movements result in unrealistic projections using this method,
alternative projections have been made by extrapolating graphical trends.
Table A2.2 and Figures A2.1-A2.7 following present an estimation of the GDP output in 2025
for the above outlined projections for each use type. In addition to the use types presented
in the body of the report, estimates of agriculture and other employment have been
included in order to allow comparison to aggregate GDP projections based on projected
population.
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Table 4.2: Projected GDP output by usage type in 2025

£m, at 2012 prices
Agriculture
Hostelry
Industrial
Office
Retail
Storage
Other
11
Not allocated by sector
Total
Aggregate estimates12

2012
27
50
178
1,162
159
50
352
31
2,009

GDP in 2025 based on projection reference period
Short term,
Mid term,
Long term,
2008-2012
2002-2012
1991-2012
26
22
20
50
40
52
169
170
201
1,241
1,717
2,059
142
179
194
51
48
48
405
468
471
100
164
207
2,185
2,807
3,252
2,706
2,706
2,706

The GDP projections above were used to project land use assuming a 1% per annum real
increase in productivity (i.e. the amount of output generated by 1 TRP unit of space will
increase by an average of 1% each year.) This assumption is consistent with available data
on the real increase in median average earnings over the last 5 years. Projections based on
long term trends were not considered to be an accurate representation of potential changes
in output and were therefore not used in compiling the headline projections.
Agriculture and other categories (which include health, education public administration and
recreational uses) were not included as it was not considered appropriate to model these
land uses in this manner.

11

Estimated relative to long term average. Note that GDP output not allocated by sector was unusually low between 20092012
12
Source: Potential long term implications of demographic and population change on the demand for and cost of public
services, Policy and Research Unit, March 2012. Note that these estimates were based on the first estimates of 2010 GDP
which have subsequently been revised downward. Long term estimates of GDP growth have also been revised downwards
since these projections were produced.
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Appendix 3: Economic value
The data used to calculate these projections can also be used to provide
an indication of the relative economic value of different use types. Table
A3.1 show the amount of GDP generated for each unit of TRP (either
building or open land).
Space designated for office use generates almost five times as much
output per unit than any other use type. Agricultural land use generates
the least output per unit of TRP, producing only £21 of output per unit of
TRP per annum.
Table A3.1: Economic value of buildings by sector
GDP 2012 (£m)

TRP 2012
(buildings only 000’s)

GDP/TRP 2012
£’s per unit TRP

27
50
178
1,162
159
50
352

1,310
247
232
272
178
184
689

21
202
766
4,268
893
272
511

Agriculture
Hostelry
Industrial
Office
Retail
Storage
Other

Figure A3.1: Economic value of buildings by sector
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Appendix H: Map of survey showing all existing employment areas and opportunity for
expansion.
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Appendix I: Copy of Full Site Assessment Form

XXXX

Site Name

GX

Address
Description
Existing designation
Site size
Existing floorspace
Site Coverage
Plot ratio
Known vacancy (NIA)

m2
m2
%
:1
m2

Existing Uses

m2
m2
m2
m2
m2

Site Plan
Existing condition
Building types
Building ages
Building
quality/condition
Site images

•

Qualitative Analysis
Criteria
Strategic fit
Strategic access
Local access
Compatibility of
Surrounding uses
Market
attractiveness
TOTAL

Comment

Score

/20

Opportunities for change
Site at capacity
Potential for intensification
Potential for extension (greenfield)
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Potential for redevelopment
Potential for extension (brownfield)

Description of opportunity



Site suitability
Constraints to
delivery
Availability




Baseline conditions in relation to environmental impact
Criteria
Flood risk
Heritage
Landscape
Ecology
Air
Population
Conclusion
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Comment

Likelihood
of change

Sensitivity
to change

Potential impact of
development

