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1. Introduction 

1.1 This Need Statement has been prepared by Ryden and Sheppard Planning, with inputs 
from Metcalfe Commercial, to consider a proposed “Nano Park” development on the site 
of the former Wappy Spring Inn, Lindley Moor Road, Huddersfield.  

1.2 The application proposes a total of 2,550 sqm / 27,450 sqft (15 units at about 1,830 sqft / 
170sqm each) of small scale, hybrid industrial units: a “Nano Park”.  

1.3 The Nano Park concept is proving extremely popular and fills a significant gap in current 
space provision for small companies, new start-ups, and larger businesses pioneering new 
products or new markets.    

1.4 Nano Park spaces are small, flexible, and have “easy in / easy out” terms. They are kitted 
out to support an office function with good broadband facilities and also a lighter B class 
use, including R&D, light manufacturing, storage, etc.  

1.5 These flexible terms aim to help new businesses just starting out, as well as businesses 
seeking “grow on” space on flexible terms.  It is also useful for larger companies seeking to 
test a location, or to perform a specific project based role in the local context- this is 
important given the existing concentration of advanced manufacturing activity related to 
the automotive sector in the area of the application site. 

1.6 This application seeks to fulfil a significant market gap for this type of provision in Kirklees. 
Similar developments in Bradford1, Wakefield2 and Leeds3,4 have all been fully let before 
completion.  

1.7 The “Nano Park” concept looks to provide highly flexible, short term space for companies 
that are a combination of new start-ups, or that are testing new ideas. The units are 
“hybrid” in nature with either storage or light industrial space on the ground floor and 
office space above.  

1.8 Whilst the provision of “start-up units” is not a new concept, they are increasingly rare and 
the local supply in West Yorkshire is extremely poor- particularly for new stock that meets 
modern standards for fit out and energy efficiency.  

1.9 This is a relatively new offer to the market and there are currently no active alternatives to 
this product or development in the Kirklees market today- this is likely because there are 
some fundamental market forces working against it, as explained later in this report.  

1.10 This statement considers the need for a product of this type. It looks at: 

a) The current state of the UK Industrial Market 

 
1 https://frankmarshallestates.co.uk/2019/04/01/nano-park/ 
2 https://www.walkersingleton.co.uk/commercial/flanshaw-nano-park-flanshaw-way-wf2-9lp/ 
3 Leeds Industrial To Let Armley Road (ryden.co.uk)  
4 Nano Units At Armley Snapped Up Before Completion (yorkshiretimes.co.uk) 
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b) Past take up analysis for units of this general scale 

c) Projects a “need” based on that past take up 

d) Consider why more of this type of provision is not being delivered 

1.11 It should be read in conjunction with the Alternative Sites Assessment, which considers: 

i. What occupiers of units of this type require- based on surveys of existing Nano 
Park customers 

ii. A suitable catchment area for a consideration of alternative sites, based on the 
above 

iii. The land and buildings available in Kirklees which are capable of meeting the need 
defined in this report. 
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2. The UK Industrial Market 

National 

2.1 The current industrial market remains dominated by larger units and significant scale e-
commerce requirements. Developers and occupiers are increasingly focussed on meeting 
the demand for more storage space, for longer periods, to counter the effects of import / 
export delays on the UK consumer market. The changing market, driven primarily by 
increased online sales, has resulted in record take up levels of industrial space across the 
UK over the last few years.  

2.2 According to Savills5 2022 was the third strongest year for take up ever recorded. The mix 
of occupiers has been changing: 

Online retailers took just 6.6m sq ft of new space, the lowest level since 2017. Traditional 
retailers, on the other hand, took 9.3m sq ft of space – the highest level since 2016. The 3PL 
sector continued in its race for space and took 14.8m sq ft of new space, which at 30% of 
the market, set a new record in the process.6 

2.3 Savills also note that 2022 saw “Manufacturing-related take-up at 11.4m sq ft, the 
strongest year ever”7. They note that, nationally: 

…86% of these units are considered Grade A, against a long-term average of just 60%, 
highlighting that, more than ever, 3PLs need high-quality space to provide better staff 
welfare and ESG-compliant facilities in order to retain and win key client contracts 

2.4 However, more recent data suggests a slowing of activity- with H1 2023 take up rates being 
the lowest recorded since 20138. That said, Savills tracking index, and the fundamentals of 
the strong market conditions, remain positive- with expectations of higher take up in H2 
20239.  

2.5 Savills note 3 key factors that underpin strong demand for larger scale logistics 
development10: 

1. The key structural drivers of increased online retail remain in place, with the latest 
forecasts suggesting online retail penetration rates rising to 35% by 2027. Growth is 
expected to come from the fashion, food and electronics sectors. 

2. Demand from manufacturing occupiers is also expected to rise, as companies de-risk 
their global supply chains- although this is a longer term trend given the lead times 
involved. 

 
5 Savills UK | Big Shed Briefing – January 2023 
6 ibid 
7 ibid 
8 Savills UK | UK industrial and logistics market outlook – July 2023 
9 ibid 
10 ibid 
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3. Population growth will increase warehouse demand- with 69sqft of space needed 
per household, Savills project a need for a further 224m sqft of space. 

2.6 The national need picture remains very strong, with a focus on the more efficient larger 
buildings that have become more prevalent over the last few years.  

Regional 

2.7 More locally, the picture in Yorkshire is one of high demand and low supply, with Savills 
commenting that: 

The region continues to attract activity from occupiers due to the lower land values and 
rents. However, the chronically low levels of built-ready-to-go stock have caused immediate 
requirements to be satisfied in neighbouring regions or through the built-to-suit route.11 

2.8 Take up in Yorkshire has been higher than ever: Take-up in 2022 has reached 10.52m sq ft 
across 25 units, surpassing the long-term annual average take-up by 88%.12 

2.9 Building size in Yorkshire has increased, in line with national trends: The average deal size 
this year reached 420,941 sq ft, which is significantly higher than in other regions.  

2.10 This, along with basic financial matters as discussed later in this report- is driving 
developers to supply larger units, focussing on the most popular types of property in order 
to deliver the best and quickest returns. The Savills data shows that, in Yorkshire in 2022: 

52% of transactions were within the 100,000–200,000 sq ft size band, 12% were within the 
200,000–300,000 sq ft size band, 8% in the 400,000–500,000 sq ft size band, and 28% over 
500,000 sq ft13 

2.11 Take up rates slowed in the first half of 2023- although based on average take up rates, 
supply would only last 0.37 years14. The mid-box and big box markets in Yorkshire are 
continuing to perform well. 

Market Outlook 

2.12 The current market context continues to favour larger developers that provide bigger 
buildings, to Grade A institutional investment standards. This continues to provide for the 
population’s ongoing demands for more online purchases, quicker delivery timescales, and 
provides a buffer against the delays and supply side issues caused by Brexit.  

2.13 There are some notable economic headwinds at the time of writing, with high inflation, 
rising interest rates and a well-publicised “cost of living crisis” that is affecting consumer 
demand. However, despite this difficult context, RICS note that: 

 
11 Savills UK | The logistics market in Yorkshire and the North East 
12 ibid 
13 Savills UK | The logistics market in Yorkshire and the North East 
14 Savills UK | The logistics market in Yorkshire and the North East 



Sheppard Planning 

On the occupier side, meanwhile, trends have so far proven more resilient than those seen 
across the investment market….Whereas investor demand from both domestic and 
overseas buyers reportedly fell across all traditional commercial real-estate sectors during 
the fourth quarter of 2022, demand from tenants continued to rise in the industrial 
market.15   

2.14 and 

12-month rental growth expectations taken from the RICS UK Commercial Property Market 
Survey remain positive for both prime and secondary industrial space… This goes to show 
that the recent retreat in industrial values has been caused by higher interest rates, and is 
not a reflection of a shift in occupier requirements across the sector. 16 

2.15 The wider macro-economic picture, therefore, is not harming demand levels in the 
industrial market. Indeed, Colliers predict17 that: 

 Online spending will remain elevated compared to pre-pandemic levels. 

 …the industrial sector [will] outperform… any other commercial real estate sectors 
to 2027 (4.2%). 

and 

 A significant amount of investment capital is sitting on the fence and as the market 
bottoms out in Q1/Q2 2023, increased commercial tension has the potential to 
drive values higher in the second half of 2023. 

2.16 On this basis, the current data- and future predictions- all indicate the ongoing strength of 
the industrial market in the UK. 

  

 
15 How will UK commercial property fare in 2023? | Journals | RICS 
16 ibid 
17 Colliers_Industrial_Logistics_Market_Pulse_2023_LCK (1).pdf 
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3. Local Need for Start-up and Small Business Space  

Economic Strategy 

3.1 Kirklees has a long history of seeking to support its “home grown” entrepreneurial spirit- a 
matter which is consistently included in its Economic Strategy documents.  

3.2 The 2014 Kirklees Economic Strategy (KES) had performance measures linked to the 
enhancement of opportunity for business start-ups. It noted that Kirklees is relatively 
entrepreneurial, and at times has had higher start up rates than the wider City Region. 
However, it also noted that Kirklees had lower start-ups than the UK average- which it 
noted harms local growth and reduces the benefits for the local economy. The 2014 
Economic Strategy actively sought to address this issue, as a means of creating more jobs 
and wealth in Kirklees.  

3.3 The Current KES (2019-2025)18 also notes that Kirklees has excellent assets for economic 
success, including “dynamic SME’s and microbusinesses” and world leading manufacturing 
and engineering businesses which is “the most pronounced high value sector in Kirklees”. 
The Nano Park aims to provide new modern space for these important sectors of the local 
economy.   

3.4 The KES also notes that “Priority 1” is boosting business ambitions, best practice and 
innovation to drive productivity and good jobs, which includes promoting Kirklees as a 
place to invest and start up a business. It states that: 

Our priority is to create the best possible environment for businesses (including social 
enterprises) to grow and enable them to access the full range of support they need, 
including for small and medium sized enterprises (SMEs) which make up the bulk of our 
economy. 

3.5 Creating the right environment for this growth must include ensuring that there is a 
modern property offer available, in the right locations, to service the needs of these 
businesses. Making provision specifically to support this type of business will enhance 
Kirklees’ performance against these measures and help to deliver the objectives of the KES.  

3.6 The Council offer considerable support to new businesses19 and, in March 2021, launched a 
new start-up programme for which the Councils Cabinet Member for Regeneration is 
quoted as saying: 

“Small businesses are vital to the local economy and we want to support as many as we 
can to help them recover and thrive, especially during these difficult times. 

 
18 Kirklees Economic Strategy 2019 to 2025 
19 See for example Startup - Business Kirklees and Grow - Business Kirklees 
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This Start-Up Business project is an excellent opportunity for new businesses in Kirklees and 
sits perfectly alongside the business support that we offer for more established businesses. 
We want small businesses to know that the council will help you.”20 [my emphasis] 

3.7 The effort and funding dedicated to this sub-sector of the economy is a clear indication 
that the Council accept the importance of smaller businesses to the local economy. 

Business Start Ups in Kirklees 

3.8 Analysis of ONS data on “Business Births” shows that Kirklees saw an increasing number of 
new business start-ups from 2017, hitting a peak in 2020. Whilst Leeds is clearly the seat of 
new enterprises in West Yorkshire, Kirklees has seen a generally increasing trend in 
business start-ups over the last 5 years21: 

  

 
20 https://kirkleestogether.co.uk/2021/03/05/kirklees-council-is-launching-a-new-start-up-business-
programme-offering-free-support-for-new-businesses/ 
 
21 See the base data for the following statistical analyses at Appendix 3 
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3.9 Leeds and Bradford both had higher start-up rates in 2021. When net change in business 
registration is examined22, the following picture is evidenced: 

 

3.10 Kirklees saw considerable net growth in the first part of the 5 year period. In 2020 Kirklees 
had a very strong position relative the rest West Yorkshire: Whilst Leeds and Bradford had 
higher start up rates, they also had higher business closure rates, which left Kirklees with 
the most new businesses in 2020. However, the 2021 data suggests that Kirklees has seen a 
major drop in net business registrations.  

3.11 ONS statistics on the survival of newly born enterprises shows that in 2020, Kirklees had a 
94% survival rate, higher that the West Yorkshire average (93.7%) and the UK wide rate 
(92.9%)23. The same survival statistic over a 5 year period (ie businesses born in 2016) 
showed survival rates of 38.4% for the UK, 38.9% for West Yorkshire and 40.1% for 
Kirklees.  

3.12 Over time, Kirklees businesses had better than average survival chances. However, new 
births have dropped in the most recent data. 

 
22 The overall position when “business deaths” are taken from “business births” 
23 
https://www.ons.gov.uk/businessindustryandtrade/business/activitysizeandlocation/datasets/businessdemog
raphyreferencetable 
 

-300

-200

-100

0

100

200

300

400

500

600

700

800

2017 2018 2019 2020 2021

Net Business Births

            Bradford             Calderdale             Kirklees

            Leeds             Wakefield



Sheppard Planning 

3.13 The Business birth rate per 1000 population24 also shows the strong entrepreneurial spirit 
in Kirklees: 

 

3.14 This shows that, when considered on a per capita basis, the Kirklees population is more 
entrepreneurial than Yorkshire as a whole- but less entrepreneurial than the UK. This fits 
with the picture presented in the KES and makes it doubly important that the necessary 
support is given to these business start-ups so that they can survive.   

3.15 The scale of those businesses is also important: Analysis of ONS data again shows that- 
until 2021- Kirklees had a greater proportion of “micro” businesses (0-9 employees) than 
the rest of Yorkshire: 

 
24 See Appendix 3 
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3.16 This scale of business represents the bulk of Kirklees business community, at some 88.6% 
of total businesses in 2022- although the graph above clearly shows the relative drop in 
business count in the latest data. 

3.17 A similar picture is seen for “small” businesses (10-49 employees), although the proportion 
of smaller businesses has shown a decreasing trend over the last decade: 
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3.18 Micro-scale businesses in Kirklees in 2018 also accounted not only for the highest number 
of businesses in Kirklees, and about 1/5th of the employment in Kirklees25: 

Business Scale Count % Employment % 

0-9 Micro 12,815 88.3 31,853 21.4 

10-49 Small 1,415 9.7 27,212 18.3 

50-249 Medium 240 1.7 23,057 15.5 

250+ Large 50 0.3 66,381 44.7 

Total 14,520 100 148,503 100 

 

3.19 Micro scale businesses account for more jobs than any other category, apart from the very 
largest organisations (250+ employees). Small enterprises are, therefore, a critical sector 
for the Kirklees economy. 

3.20 The data shows that: 

 
25 
https://www.ons.gov.uk/businessindustryandtrade/business/activitysizeandlocation/adhocs/009338employm
entinsmallandmediumenterprisesinkirklees 
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1) Kirklees demonstrates more company start-ups per capita than Yorkshire as a 
whole- Kirklees is an entrepreneurial District. 

2) However, business births in Kirklees have begun to reduce in the most recent data. 

3.21 Despite Kirklees’ relative strength in SME and start-up businesses, it lags behind UK wide 
rates of business start-up and is also seeing the start of downward data movement- which 
needs to be addressed given the importance of this scale of business for the local economy 
– with 39.8% of all jobs in businesses with less than 50 employees. 

3.22 This all suggests that Kirklees has a strong base position in new micro businesses. These 
“micro” scale start-up businesses are those that would benefit most from the “Nano Park” 
product.  

3.23 However, the distinct lack of supply of any space in that size range- let alone good quality 
space in strong locations- is a major factor in stifling both growth and success for these 
businesses. This is a national issue- and is one possible explanation for the downward trend 
in the data. 

3.24 The Council’s economic policy, as well as the relevant statistics, show that there is a need 
to better support start-up businesses to harness the potential that Kirklees’ 
entrepreneurial spirit offers. 

3.25 The Economic Strategy seeks to address these shortfalls, in order to create more jobs and 
more wealth. It seeks to create the “best possible environment” for the SME’s that make 
up the bulk of the Kirklees economy. To achieve this, it is incumbent on the planning 
system to make the right property available to this market.  The consequences of failure on 
this front are: 

 Business start-ups will not be given the best chance of survival; 
 Key economic sectors, which attract this start up activity, will not be supported; 
 There will either be:  

o Increased worklessness in the area, or  
o the loss of business to areas where there is suitable property provision 

for their needs. 
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4. Why is Small Business Space not being Delivered? 

4.1 The development market remains firmly focussed on larger buildings. During the 
pandemic, pension funds that were previously investing in retail assets shifted their focus 
to industrial classes- as they have proven to be better performing investments than other 
traditional asset classes.  

4.2 Whilst that type of investment has cooled over the last year, there remains more money 
available to fund bigger developments which, when combined with greater occupier 
demand to fill those buildings, means that most industrial developers are keen to provide 
units at the larger end of the market- ranging from “mid-box” through to “mega sheds”. 
This is shown by the latest agent’s data, as set out in Section 2. 

4.3 With the potential to secure more funding, more occupier interest and better returns, the 
majority of “mainstream” developers are looking towards bigger units- these are cheaper 
to build, easier to lease and the financial returns are both greater and quicker to realise. 
Bigger buildings simply make good “business sense”.  

4.4 Conversely, smaller units are less attractive. Smaller units cost more to build, and profit 
margins are reduced as a result. 

4.5 They are more expensive to build because there are more walls, more doors, more fittings 
per acre. There are then more units to market, let and manage- so it’s more costly (and 
takes more effort) to fill, build and manage a development of smaller units.  

4.6 Appendix 1 sets out a cost comparison prepared by MAW Consulting. This shows that a 
“normal” smaller industrial unit (23,000 sqft) costs around £110 per sqft to build. The 
comparable “Nano Park” product costs £175 per sqft- a considerable uplift in build costs 
which directly impacts profitability.  

4.7 For a development the size of this application (2,550 sqft) the cost differential is around 
£170,00026. 

4.8 The main difference in cost is due to the level of fitout works, in particular the office 
element which provides a good quality 1st floor office environment. The elevational 
treatment is also more expensive. 

4.9 This difference only reflects the relative build cost. There are also additional marketing, 
letting, tenant management and maintenance costs to consider: In this case, the proposed 
Nano Park would incur costs associated with 15 units, compared to the cost of a single unit 
comparator scheme. 

4.10 As a result of these diminished returns, smaller units are not generally being provided on 
the bigger and better located sites.  

4.11 The much more attractive financial position (combined with good market demand and 
investor confidence in a larger product) means that developers tend to provide for larger 

 
26 2,550 sqft * £65 cost difference per sqft = £165,750 
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occupiers, and don’t wish to take on the extra cost of the smaller units. This has created a 
major shortage of supply. This is why the Nano Park developments elsewhere are being 
fully let before completion- there simply isn’t a comparable offer available anywhere else.  

4.12 The more attractive financial position offered by larger developments, means that 
developers who are working in this niche environment (like the applicant) and are looking 
to meet this demand, are struggling to find land where they can provide this form of 
development.  

4.13 Purchasing a plot from another developer is extremely expensive and, whilst it does 
happen27, the prices secured for those plots reflect the high levels of market interest and 
institutional funding that was available in the market at that time. In short, this approach is 
neither viable, nor commercially acceptable, for a product of this type. That is why 
development of this type and scale is not being delivered, even though demand is 
extremely good. 

4.14 The factors set out above mean that better located employment land is not affordable- and 
so the product which is the lifeblood of the smaller end of the market- and which gets new 
businesses up and running and secures the entrepreneurial drive of the local community- is 
not being delivered. 

4.15 This is the wider commercial context for this application: There is a considerable unmet 
need for small start-up units which the market does not provide for at the required level.  

  

 
27 Eg Tungsten purchased a plot off Opus North for “Super B” at North Bierley- on allocation ES7 
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5. Quantitative Need  

5.1 Employment land need is often considered in a very generic manner- with a broad 
spectrum of different needs being considered together. Guidance encourages the 
consideration of demographic and job based econometric projections; as well as 
consideration of past take up. Market signals are also a factor which should be taken into 
account in defining the need for employment land.   

5.2 The current evidence base, which informed the Local Plan supply, is now a few years old. It 
was a broad assessment that considered a wider need picture- as is common in the 
preparation of a Local Plan. This is, generally, an acceptable approach but does rely on 
niche market needs being provided for by the market, within the allocated land supply.  

5.3 For the reasons explained in Sections 2 and 4, that market driven approach is not 
functioning well in this case.   

The Approach 

5.4 Ryden have undertaken research on take up levels at the smaller end of the market, to 
inform the likely demand for a product of this type.  

5.5 That approach allows us to consider the general scale of the need for this sector, relative to 
the currently available supply in the local market. This will help determine whether there is 
a mismatch between supply and demand- or whether bigger buildings are “using up the 
space” that would otherwise have been taken by smaller units. 

5.6 Use of past take up data is a common approach, recognised by NPPG, and offers a 
“number” based on past market performance- ie, a maintenance of the “status quo”, 
which is often missed in econometric models.  

Limitations 

5.7 It is important to remember that past take up is a minimum expression of demand: Units 
can only be taken up if they are available. If a suitable unit is not available, it is inevitable 
that the demand from that occupier will remain unmet. This means that need is often 
greater than expressed in take up data, particularly when there is a known constraint in 
supply- as is the case here. 

5.8 Other projection methodologies also have flaws, for example, econometric projections 
don’t reflect local circumstances “on the ground” and have inbuilt assumptions- for 
example around the reduction of UK based manufacturing activity, which is currently a 
reversing trend- particularly in Kirklees, which has such a rich manufacturing base in 
textiles and auto-parts. 

5.9 The adopted approach is also a projection of more general smaller unit demand, not 
demand for high quality “nano” units with specific locational requirements, and qualitative 
expectations. There is no trend data for that particular product, as it simply isn’t being 
provided. However, where it is provided, it has all been pre-let before completion. That is 
true in relatively local markets- for example south Bradford, west Leeds, and west 
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wakefield- where other nano parks have been provided. A total of 23 businesses across 
those three locations pre-let space “off plan” and others were not able to be 
accommodated on the sites. That implies a very strong need for high quality small unit 
provision.    

5.10 The other limitation is that the take up data can’t match exactly the catchment area 
adopted in the alternative site assessment. Take up is a more general projection, which 
reflects wider needs. It is clear that only looking at past take up in narrower catchment 
area would exclude a lot of relevant data and is too fine grained an analysis to be 
representative- it would be unduly influenced by the availability of specific sites and so 
would not reflect the reality of the situation. In addition, the purpose of this proposal is to 
rectify a shortage in that defined catchment, so adopting a finer grained approach would 
simply compound the identified market failure. 

5.11 On this basis, there are some points where the approach adopted is more liberal (ie data 
based on a wider catchment). However, in other areas it is highly conservative (ie not 
reflecting any supressed demand that can’t be accounted for in take up data). So, whilst 
the adopted approach has limitations- as any model does- it is considered to offer a fair 
reflection of need which provides a quantitative basis for considering the scale of small unit 
need. 

The Data 

5.12 Ryden have secured data for leases agreed for units under 2,500 sqft (232 sqm) over the 
last 5 years. Appendix 2 provides the raw data, which is summarised below: 

Year Take up (under 2,500 sqft) (sq ft) 

2018 65,000 

2019 7,839 

2020 36,108 

2021 9,356 

2022 5,000 

Total 123,303 sqft 

 

5 Year Average (sqft per annum) 24,661 sqft pa 

5 Year Average (sqm per annum)  2,291 sqm pa 

5 Year Average (Ha per annum at 40% site 
density) 

0.6 Ha pa 
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The Analysis 

5.13 Using this data, to maintain current levels of market activity, there is a need for 2,291sqm 
or 0.6Ha of small unit space every year. This is the broad equivalent of a Nano Park every 
year. 

5.14 However, as noted above, this data represents take up during a period of considerable 
supply constraint in this sector. This historic constraint is therefore an inherent factor in 
this projection, which supresses how we calculate likely future need. In other words, this is 
a highly conservative projection which is a minimum expression of need.  

5.15 Over the current 18 year Plan Period (2013-31) this would result in a need of 10.8Ha or 
41,238sqm (443,882 sqft) of the total general employment land supply for units under 
2,500sqft (232 sqm).  

5.16 There are still 8 years of the current Plan Period remaining. If the assumption is made that 
the correct amount of land supply has been made available to this market in the period 
2013-2022 (which it has not) then the rest of the Plan Period (8 years) would result in an 
extant need of 4.8Ha.  

5.17 The wider land need calculations, which resulted in the current Local Plan employment 
land supply, should have catered for this “gross need” in the Plan’s subsequent allocations. 
However, this market has not been well served in practice.  

5.18 This is likely to be because:  

a) The Local Plan Inspector deleted around 70Ha of land from the draft land supply28 
leaving the Plan reliant on old remnant “PEA” sites to meet it’s objectively assessed 
needs. This restricted the quantum of sites available and removed good quality / 
strategic sites in strong market locations from the supply- notably at Cooper Bridge 
and Clayton West- both of which would have met the qualitative brief for the 
application proposals.    

and 

b) The prevailing market forces since the adoption of the Plan, which have favoured 
larger units, have artificially excluded the delivery of smaller units from the land 
supply.  

 
28 The Spatial Development Strategy in the Publication Draft Plan sought to allocate 165Ha of land in order to 
achieve 75% employment rate over the Plan Period (Section 6.1 Policies and Strategies DPD Publication Draft 
Plan). The Adopted Plan reduced it’s ambitions to just 95Ha of new employment land to achieve the same level 
of employment outcome (Section 6.1 Policies and Strategies DPD Adopted version). That very nearly halved 
the available employment land supply, leaving just 57% of the originally proposed allocations.  

.  
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5.19 It is clear that both the market and functioning of the planning system has worked against 
providing a suitable supply of land for this type of business. The “real life” need has not 
been met, even though the “gross need” calculation was (arguably) met in the Plan. 

5.20 Therefore, the reality is that this type is space is not being delivered; the need remains 
unmet and the quantum of that need is very considerably beyond that proposed by this 
application- which is only about 1 years’ worth of need over an extended period. 
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6. Qualitative Need 

6.1 The applicant has undertaken a survey of all current tenants of the existing Nano Parks in 
Bradford and Wakefield. The results are provided in a separate report, which is appended 
to the Alternative Site Assessment.  

6.2 The key findings of that report are that tenants which take space in a Nano Park 
development have specific qualitative needs which are not likely to be met elsewhere. In 
summary they require locations that are: 

 Close to a motorway  

 Close to customers, other businesses and a work force 

 Have a good quality environment- both the area, park and buildings 

 Have flexible tenure options 

6.3 Nearly 1/3rd of the companies surveyed (27.3%) moved geographical area to access the 
type of property on offer at the Nano Park. This indicates that the loss of such companies 
from a Local Authority area is likely, where there is no equivalent provision. This outcome 
would be directly counter to the objectives of the Kirklees Economic Strategy. The survey 
also shows that when the right product is available, most businesses would opt to stay 
locally (45.5%). 

6.4 Most companies surveyed were looking for new premises for a considerable period (70% 
were looking for over 3 months) and were not able to find anything that could meet their 
needs in their preferred location (100%). Only 20% were able to find something which met 
their needs – but not in their preferred location.  

6.5 These survey findings demonstrate that there is an inadequate supply of this sort of 
product locally- across a wider area than just Kirklees. It also suggests supports the 
contention that the employment allocations from the 2019 Local Plan have not delivered 
this type of product. That is discussed in more detail in the Alternative Site Assessment. 

6.6 These survey results draw out the importance of location for a successful Nano Park 
development. Isolated sites, in back land positions, with poor access, are not likely to meet 
occupier requirements. Modern, high quality space, in an accessible location is needed to 
satisfy the demands of occupiers in this segment of the market. 
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7. Current Occupier Demand 

7.1 Appendix 4 has current requirements in this size range provided by both Ryden and 
Metcalfe Commercial. This shows that there are 38 companies looking for space on this 
scale and in this location. This application could provide space for 15 of those- less than 
half of the current list. 

7.2 There are a variety of occupiers with a need for space of this scale.  

7.3 It is accepted that this represents a “snap shot” of demand, but this helps to illustrate:  

a) The scale of currently unmet which has not already been lost to other areas,  

b) The potential for failed businesses, or  

c) Businesses that are not able to meet their property needs effectively- thus 
hampering their growth and economic outputs.  

7.4 This situation is clearly not what was envisaged by the Council’s Economic Strategy. 
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8. Conclusions 

8.1 The industrial market generally- and particularly the “mid-box” and “big box” market- in 
Yorkshire is continuing to perform well, despite economic headwinds.  

8.2 Building size in Yorkshire has increased, in line with national trends, with the average deal 
size in 2022 being nearly 421,000 sqft- which is significantly higher than other regions. The 
current market favours the delivery of larger buildings. 

8.3 The current Kirklees Economic Strategy aims to provide new modern space for “dynamic 
SME’s and microbusinesses”, and Kirklees has enjoyed an increasing trend in business start-
ups over the last 5 years. However, the data is now showing a drop in the number of 
“micro” scale businesses in more recent times. Kirklees still lags behind UK wide rates of 
business start-up and is also seeing the start of a downward data movement in sectors 
which account for the majority of its economy.  

8.4 This downward change may simply be natural variation; a factor of the pandemic affecting 
data at that time; but is also potentially related to the reduced availability of suitable 
property for small businesses. Land and building availability is a key issue in the wider 
industrial market, and is particularly acute at the smaller end of the market.  

8.5 This shortage of small business space is easily explained. There is more money available to 
fund bigger developments, and there is more demand from occupiers seeking that scale of 
building. Smaller units cost more to build, have higher letting and management costs and 
profit margins are reduced as a result.  

8.6 As a result of these diminished returns, smaller units are not generally being provided on 
the bigger and better located sites- but smaller businesses also require the locational 
advantages of good accessibility to customers, staff and suppliers. They also require more 
flexible terms, and also deserve high quality buildings and a nicer wider environment. 

8.7 Analysis of past take up of smaller units in the area shows that, to maintain current levels 
of market activity, there is a need for 2,291sqm or 0.6Ha of small business space every 
year: Roughly, a Nano Park every year. 

8.8 When projected over the current 18 year Plan Period (2013-31) this results in a need for 
10.8Ha or 41,238sqm (443,882 sqft) for units under 2,500sqft (232 sqm). This scale of land 
has not been made available for this size of unit, due to the market forces described above.  

8.9 Nearly 1/3rd of the companies surveyed for this assessment needed to move geographical 
area to access property which offered decent specifications. Those areas, like Kirklees, 
which can’t provide this sort of space will lose such businesses. Losing these businesses 
would be directly counter to the objectives of the Kirklees Economic Strategy.  

8.10 It is concluded that there is a clear and urgent need to provide modern space for smaller 
business in Kirklees.  
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8.11 This has been underprovided for the Plan Period so far, and it is arguable that this is 
directly harming economic performance- contrary to the objectives of the local economic 
strategy.  

8.12 There are also current requirements from 38 companies looking for space of this nature 
which – if unsatisfied, will either look elsewhere, will fail to grow their business or, could 
even close down. Allowing such an outcome would also be contrary to the objectives of the 
Kirklees Economic Strategy. 

8.13 This report should be read in conjunction with the Alternative Site Assessment, which 
considers the options available to meet this need other than the application site.  

8.14 The identified quantitative need is as follows: 

 For the entire Plan Period: 10.8Ha or 41,238sqm (443,882 sqft). 

 For the remainder of the Plan Period (8 years): 4.8Ha or 18,328 sqm (197,288 sqft) 

 Per annum: 2,291sqm or 0.6Ha 



Sheppard Planning 

Appendix 1: Cost Comparison 
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Appendix 2: Small Unit Take Up Data 

 

 

 

  



Sheppard Planning 

2018 Data 
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2019 Data 
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2020 Data 
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2021 Data 
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2022 Data 
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Take Up Data: 2022 Analysis  
Costar Lease data, units under 2,500 sqft / 232sqm, 2022 only 
    
Unit Location Authority Area Size (*sqft) 

1 Cannon Way Kirklees 
                             

1,847  

2 Cannon Way Barnsley 
                             

2,241  

3 Knowle Lane Kirklees 
                                

763  

4 Enterprise Way Bradford 
                             

1,494  

5 West Leeds Ind Park Leeds 
                             

2,320  

6 Crossley Mills Kirklees 
                             

1,123  

7 Grant Avenue Leeds 
                             

1,144  

8 Elmfield Road Leeds 
                             

2,500  

9 Intercity Way Leeds 
                             

1,192  

10 Spring Grove Kirklees 
                                

145  

11 Spring Grove Kirklees 
                                

145  

12 Wakefield Road Wakefield 
                             

2,516  

13 Leeds Road Kirklees 
                             

1,020  

14 8 Shannon Road Leeds 
                             

1,565  

15 6 Clyde Street Bradford 
                                

800  

16 Moorhouse Avenue Leeds 
                             

2,020  

17 Bath Road Leeds 
                             

2,486  

18 Railway Street Leeds 
                                

725  

19 Railway Street Leeds 
                             

1,818  

20 Barras Garth Rd Leeds 
                             

1,500  

2022 Total (sqft)   
                          

29,364  
Kirklees 2022 Total (sqft)   5,043 
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Appendix 3: Business Birth and Entrepreneurship Data 

  



Sheppard Planning 

 

Table 1: Data on Business Births and Deaths in West Yorkshire 
      
Business Births      
 2017 2018 2019 2020 2021 
Bradford 2080 2040 2230 2115 2360 
Calderdale 900 1250 1030 870 1135 
 Kirklees 1735 1760 2045 2170 2045 
Leeds 3540 3775 3890 3815 4105 
 Wakefield 1230 1185 1260 1285 1410 

      
Business Deaths      
 2017 2018 2019 2020 2021 
            Bradford 2060 1695 1795 1770 1905 
            Calderdale 890 820 995 1030 1085 
            Kirklees 1780 1600 1515 1510 2250 
            Leeds 3675 3530 3295 3460 4075 
            Wakefield 1180 1070 1060 1065 1210 

      
net births      
 2017 2018 2019 2020 2021 
            Bradford 20 345 435 345 455 
            Calderdale 10 430 35 -160 50 
            Kirklees -45 160 530 660 -205 
            Leeds -135 245 595 355 30 
            Wakefield 50 115 200 220 200 
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Table 2: Business Births per Capita 2021  
    
 kirklees Y&H GB 
Births 2,045 24,985 357,340 

population          433,400           5,481,400  
         

65,121,700  
per capita 0.0047 0.0046 0.0055 
Births per 1000 4.72 4.56 5.49 

 
Table 3: Business Count Data 
   
Micro % Change 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 
Kirklees 87.3 87.7 87.4 86.8 86.8 87.4 88 88.3 88.3 88.3 88.4 88.8 88.6 
Y&H 87.2 87.5 87.3 86.9 86.8 87.4 87.8 88.2 88.1 88.1 88.3 88.6 89.5 

              
Small % Change 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 
Kirklees 10.4 10.1 10.4 11 10.9 10.4 9.9 9.8 9.8 9.7 9.6 9.4 9.5 
Y&H 10.6 10.3 10.4 10.7 10.9 10.4 10 9.7 9.7 9.7 9.5 9.4 9.5 
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Appendix 4: Current Occupier Demand 
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Business Category Size (sq.ft.) Current Location Location considered 

Partitioning & Joinery 1500 Wakefield M62 corridor 

Craft Liquor Manufacturer 1500-2000 Barnsley West Yorkshire 

Online specialist car part sales 2000 Bradford West Yorkshire 

Marble worktops 1500 Huddersfield M62 corridor 

Construction 1000-1500 Bradford M62 Corridor 

Beauty supplies 1500 Wakefield M62 Corridor 

Valve R&D Company 1500-2000 Kirklees Kirklees/Calderdale 

Engineering Components 1000-2000 Wakefield M62 Corridor 

Retail Supplier 2000 Kirklees Kirklees/M62 

Fire Alarms & Systems 2000 Leeds M62 Corridor 

Specialist glass repairers 1500 Kirklees Kirklees/Calderdale 

Social Housing Support Services 1000-1500 Kirklees West Yorkshire 

Advertising/marketing company 1000-1500 Calderdale Kirklees/Calderdale 

Building Company 1500 Bradford M62 Corridor 

Signage Company 1200-1500 Oldham M62 Corridor 

Medical supplies 2000 Calderdale M62 Corridor 

Electronic Supplies 1500-2000 Calderdale West Yorkshire 

Camper Van specialist 1000-1500 Kirklees West Yorkshire 

Theatre Production Co 1500 Bradford M62 Corridor 

Online sweet suppliers 2000 Kirklees Kirklees/Calderdale 
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Date Company 
20/04/2023 Mini Bops Dance School 
30/01/2023 Alison Drake 
28/11/2023 Sykes Kennedy Jackson 
13/11/2022 Easy Meds 
24/10/2022 Urban Agency 
09/10/2022 Kiddie Cats Limited 
30/09/2022 Sentini Marine 
21/09/2022 Douglas Kemp 
27/07/2022 Wheelie Wash 
27/07/2022 Fetu Roticulate 
27/07/2022 Lick Dairy Free Ice Cream 
25/07/2022 Grace Connor 
26/04/2022 PDQ Lifting Limited 
01/02/2022 Pat The Monkey Limited 
21/01/2022 Alternative Grass 
06/01/2022 Colin Stubbs 
12/11/2021 My Kind of Caravan 
25/10/2021 Shred Pre-School 

 

 


