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Important Notice

Jettora Limited (Jettora) has been commissioned by Ards and North Down Borough Council (ANDBC) to provide a supplement to the Ards
and North Down Employment Land review. This report is not suitable to be relied on by any party wishing to acquire rights against Jettora
for any purpose or in any context. Any party that obtains access to this Report or a copy (under Freedom of Information Act 2000 or
otherwise) and chooses to rely on this Report (or any part of it) does so at their own risk. To the fullest extent permitted by law, Jettora
does not assume any responsibility and will not accept any responsibility in respect of this report to any party other than the original
addressee.

In developing this report, Jettora used data and information provided by ANDBC and its advisers. We have indicated within this report the
sources of the information provided to us. We have not sought to independently verify those sources. We therefore cannot provide
assurance on the accuracy of this information. It should be noted that the information contained in this report is subject to change as a
result of changing economic circumstances and factors and is based on circumstances, data and information available at the time of
drafting.

Only the final version of this report should be considered definitive.
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1. Introduction

1.1. Purpose

The purpose of this report is to provide a robust, evidence-based assessment of the employment growth
potential within Ards and North Down Borough to 2032 and to evaluate the associated demand for commercial
workspace. This analysis supplements the 2019 Employment Land Review, with a view to ensuring that the
supply of zoned employment land identified through the Local Development Plan process remains sufficient to
accommodate the forecast employment growth. The findings are intended to strengthen the evidence base

underpinning the LDP’s Spatial Growth Strategy and housing allocations. .

1.2. Background
The Borough of Ards and North Down is situated to the east of Belfast and encompasses the Ards Peninsula

and the northern shores of Strangford Lough. The Borough has a population of 163,659' and combines a

distinctive coastal, urban and rural character. Its | ~ ’k
Copeland lslands
main settlements are: Helen's Bay P N
Seahill i
Bangor
e Bangor: The largest settlement and the | tewweeds 7 crintordsburn

Donaghades

Borough’s administrative centre, located on the

Craigantiet | . Millisle

southern shore of Belfast Lough. Bangor is a

Beifast (?Ily ;
key residential, retail and leisure hub and the “““"'(gi"’

N Newtownards

Loughries.
. . Iy . . o Carrowdore
site  of significant regeneration projects Y
Lisburn and

including the Bangor Waterfront. Bangor was | castiereagh

Ballywalter
City Council (

~__Greyabbey

awarded the honour of city status as part of the

Y Ballydrain

Platinum Jubilee Honours celebrations in 2022.

Lisbane: iy Ballyhalbert

Ballygowan Kircubbin

o Newtownards: located inland at the northern i

tip of Strangford Lough. It is a major market |/

Portavogie!

town and employment centre, with strong retail,

District Council Cloughey

civic and manufacturing bases.

e Comber: a smaller town to the south of y

Newtownards, known historically for its

Portaferry

agricultural links and as a growing commuter v
I
1

settlement within the Belfast City Region. ‘ I ~ 7 7 \
e Holywood: a coastal town situated between

s reprmducad with the permission of Land & Property Services under delogated autharity from the
ty's Statiomary Gffice, CGrewn copyright and database ight 2025 CSALA1ES

Bangor and Belfast, with a vibrant town centre, strong commuter links, and a reputation for boutique retail,

hospitality, and creative industries.

L As confirmed in the 2021 census
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o Donaghadee: A small coastal town historically associated with fishing and maritime activity but now has
a strong tourism offering centred around its harbour, lighthouse, and coastal setting.
o Portaferry — Located at the southern tip of the Ards Peninsula, Portaferry is a smaller town with a maritime

and tourism profile, including the Exploris Aquarium and the Strangford Lough ferry link.

Beyond these centres, the Borough encompasses numerous villages and rural settlements, including those

on the Ards Peninsula.

Ards and North Down Borough Council (‘ANDBC” or the “Council”) is progressing the preparation of its Local
Development Plan (“LDP”), which will provide the strategic planning framework for the Borough to 2032. The
first statutory stage of the LDP, the Draft Plan Strategy (“dPS”), sets out the Council’s Spatial Growth Strategy,
including policies to meet housing and employment needs. A central component of this strategy is the
alignment between the Council’s ambition and target for projected job creation, population growth, and the

provision of adequate housing and employment land.

To inform the LDP, the Council commissioned Gravis Planning in 2019 to undertake an Employment Land
Review (“ELR”). This assessed the quantity, quality, and distribution of existing employment land in the
Borough and considered potential future requirements. The study concluded that the employment land zoned
in draft and extant Development Plans (approximately 63 hectares of which remains undeveloped, primarily in

Newtownards and Bangor) was sufficient to meet anticipated demand over the plan period.

The Council set a target for the number of jobs to be created in the borough within its Integrated Tourism,
Regeneration and Economic Development Strategy (“ITRDS”). The current target is 9,375 additional Full-Time
Equivalent (“FTE”) jobs by 20322. To support these forecasts, the Council has sought to :

o Validate that the scale and timing of forecast job creation can be achieved through identifiable development
projects.

¢ Quantify the associated demand for employment floorspace.

e Confirm that the existing supply of zoned employment land remains adequate in light of emerging

development proposals and economic opportunities.

Therefore, the Council has commissioned Jettora Consulting to provide a targeted update to the ELR evidence
base, focusing on the specific development pipeline that will deliver the projected jobs and the implications for

land availability within the Borough.

2 The ITRDS actually sets a target for 7,500 additional jobs to be created in the Borough between by 2030 but this
equates to 9,375 jobs by 2032 when extrapolated out.
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1.3. Scope of Analysis
This analysis focuses on validating the employment growth assumptions that underpin the LDP’s Spatial
Growth Strategy and assessing the adequacy of zoned employment land to accommodate forecast jobs. The

scope of work covers:

¢ Identification of Employment-Generating Projects: A comprehensive review of current and planned
economic development interventions within the Borough that are expected to contribute to job creation by
2032.

¢ Quantification of Employment Outputs: Estimation of gross FTE jobs for each identified project, using
a consistent methodology based on established employment density benchmarks.

o Assessment of Floorspace Requirements: Calculation of the additional employment floorspace
required to accommodate the projected jobs, informed by sector-specific employment density
assumptions.

e Consideration of Land Supply Adequacy: Evaluation of whether the existing supply of zoned
employment land, as identified in the ELR, remains sufficient to meet demand up until 2032 and also to
maintain a 5 year supply thereafter, taking account of the development pipeline and emerging
opportunities.

e Labour Supply Considerations: High-level commentary on the potential sources of labour to fill the

projected jobs, including in-migration, retention of local talent, and reduction in out-migration.
The following are outside the scope of this analysis:

e Areappraisal of the qualitative suitability of existing zoned employment land, which was comprehensively
assessed in the 2019 ELR.

o Detailed economic impact modelling beyond the calculation of gross FTE jobs and associated floorspace
requirements.

o Site-specific feasibility assessments or planning deliverability studies for individual projects.

The report has been prepared as a technical supplement to the ELR, providing updated evidence to support

the LDP at independent examination.
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2. Analysis Methodology

2.1. Overview

The analysis has been undertaken through the systematic compilation of data on specific private sector
developments and public sector interventions that are expected to result in additional employment being
located within the Borough over the LDP period. The focus has been on projects and initiatives for which

sufficient empirical evidence exists to quantify likely employment impacts.

All source data has been collated within a dedicated Employment Forecast Model, which provides a structured
framework for assessing future employment growth. The model applies consistent assumptions to estimate
the number of FTE jobs likely to be generated, the additional employment floorspace required and an indicative
delivery timescale for each intervention. Together, these elements produce a borough-wide forecast of jobs

and workspace growth to 2032.
The Employment Forecast Model forecasts both:

e Direct employment — employment created directly by the intervention itself, such as staff employed in
new commercial premises, facilities, or operational bases.

¢ Indirect employment — additional employment generated as a secondary effect of the intervention, for
example, through increased visitor footfall leading to the reoccupation of vacant retail units, or supply chain

effects stimulating further business activity.

The model consolidates this project-level data to generate an annualised forecast of net additional jobs within

the Borough.

It is important to note that, as the primary purpose of this review is to ensure that sufficient employment and
housing land is allocated within the LDP to accommodate the Council’'s economic development ambitions, the
forecasts have been prepared on a “strategy success” or upper-bound basis. This approach means the
assumptions used to calculate the expected jobs and floorspace have been set towards the higher end of the
plausible range, ensuring that the analysis reflects the maximum level of demand likely to arise and that an

adequate five-year supply of land can be maintained.

This section provides an overview of the methodology used to derive the estimates. The aggregated results
of the Employment Forecast Model, including total forecast jobs, floorspace requirements, and the distribution

of employment growth across the Borough, are presented in Section 3 of this report.

2.2. Source Data
The starting point for the analysis was the compilation of a definitive list of economic development projects and
interventions within Ards and North Down Borough that are expected to contribute to employment growth over

the LDP period to 2032. This was undertaken through a combination of:
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e Council engagement: Consultation with officers from the Place and Prosperity Directorate to identify
relevant projects, confirm their current status, and obtain up-to-date programme and design information.

e Review of Council-led strategies and investment programmes: Including the Council’'s Economic
Development programmes such as Go Succeed, Belfast Region City Deal project documentation, and
other capital investment plans.

o Review of third-party investment proposals: Covering private sector developments with planning
approval or in advanced stages of preparation, particularly those supported by Invest NI or other
government agencies.

o Reference to previous studies: Notably the ELR (2019), the Economic Scoping Study for ANDBC, and

feasibility or business case reports prepared for individual schemes.

Projects / Interventions were included in the Employment Forecast Model where sufficient empirical data was

available to enable estimation of:

¢ Anticipated additional employment floorspace (sqm) upon completion.
o Expected sectoral focus and employment use class.

e Indicative timescales for implementation and occupation.

Where precise data was unavailable, reasonable assumptions were applied based on comparable schemes,
sector benchmarks, and guidance from published sources such as the Homes and Communities Agency
employment density ratios3. These assumptions are documented within the relevant project sheets of the

Employment Forecast Model and are summarised in Section 2.3 of this report.

The forecasts for these direct interventions / projects then allow for the estimation of the indirect impact that

might be generated. This approach is described in Section 2.4 of this report.

2.3. Direct Forecasting Approaches
The calculation of forecast jobs and associated employment floorspace for the identified direct interventions
has been undertaken using one of five evidence-based approaches. The approach applied in each case

reflects:

e The stage of development reached by the project.
e The type and robustness of data available.

o Whether the intervention is public or private sector-led.

3 This is the same guidance that was utilised for the original ELR Review in 2019
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Where robust, project-specific forecasts were accessible, these figures were adopted directly. Where such

data was not available, employment and floorspace outputs were estimated using the most appropriate

alternative method, including sector benchmarks and standard employment density guidance.

The five approaches used are summarised in Table 2.1 below.

Table 2.1: Forecasting Approaches Utilised

Approach

1. Outline Business
Cases (“OBCs”)

Description

For major public interventions requiring central government funding, such as those proposed

as part of the Belfast Region City Deal, detailed OBCs are prepared in accordance with HM
Treasury’s Green Book and associated Northern Ireland guidance. These documents
quantify, as far as possible, the anticipated benefits of the investment, including employment
creation, delivery timescales, and floorspace provision. In the case of economic development
and tourism projects, employment impacts are typically modelled for a range of delivery
options, with the preferred option’s forecasts used in this analysis. Where OBC data was
available, these figures were adopted directly into the Employment Forecast Model without

further adjustment.

2. Planning Data

For private sector commercial developments, planning applications often provide detailed
floorspace figures and descriptions of proposed uses. These were reviewed and, where
appropriate, converted into job estimates using the Employment Density Guidance produced
by the Homes and Communities Agency, which sets out typical floor area per employee
ratios for different use classes and sectors. This approach replicates the method applied in
the 2019 ELR ensuring consistency with previous LDP evidence. It provides a robust

estimate where floorspace is known but no formal employment forecast has been prepared.

3. Council

Feasibility Studies

Council-led projects that do not require an OBC are often supported by feasibility studies,
concept designs, or internal investment appraisals. While these documents rarely quantify
direct employment impacts, they typically set out the scale and type of workspace to be
delivered. Using the Employment Density Guidance described above, these workspace
figures were converted into indicative job numbers, ensuring consistency with other evidence
sources. This method is particularly applicable to regeneration or asset rationalisation

projects where delivery is certain but detailed economic modelling has not been undertaken.

4. Visitor / User

Forecasts

Some interventions are designed primarily to attract visitors or users rather than to create
significant direct on-site employment — for example, public realm or tourism initiatives. In
such cases, job creation may occur indirectly through increased visitor expenditure, improved
town centre vitality, or greater utilisation of local services. Visitor or user forecasts from
relevant business cases, tourism impact assessments, or demand studies were used to
estimate the likely scale of these indirect effects, which are incorporated into the Employment

Forecast Model via the indirect job calculation method set out in Section 2.4.
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Approach

Description

5. Benchmarking For interventions still in early development where no OBC, planning submission, or detailed
feasibility study exists, employment and floorspace impacts were estimated by reference to
comparable schemes delivered elsewhere in the United Kingdom or the Republic of Ireland.
Benchmark data was drawn from published case studies, government evaluations, and
industry sources. Where possible, benefit-to-investment ratios from these comparator
projects were applied to the known or estimated scale of the ANDBC intervention to derive
indicative job numbers and floorspace requirements. This approach provides a reasoned,

evidence-based forecast in the absence of project-specific empirical data.

Section 3 of this report sets out which approach has been applied to each specific intervention or project:

2.4. Indirect Forecasting Methodology

In addition to the direct employment generated on-site by each intervention, the Employment Forecast Model

also estimates the scale of indirect employment that could be created as a secondary effect of the proposed

investments. These indirect impacts are assumed to occur primarily through increased visitor numbers and

footfall in the Borough’s town centres, which in turn stimulate private sector investment in currently vacant

premises.

The methodology used to calculate indirect employment impacts involves three sequential steps:

1. Increased footfall and
domestic visitors within Town
Centre

Each step is described in detail below:

Step 1 — Footfall Forecasts

leads
>

to

2. Private investment in local

3. Creation of new local jobs in

enterprises and facilities (new e
P ( . LN the town centre (hospitality,
development or regen of derelict to . ;
retail, services)
assets

The starting point for the indirect impact calculation is the estimation of increased footfall to the Borough’s town

centres resulting from each direct intervention. Two components of additional footfall are considered:

a) Direct footfall from new facilities: the number of users or visitors expected to be generated by each new

facility delivered through the intervention (e.g. office space users, visitors to tourism attractions, service

users in community hubs).

b) Additional visitors from public realm enhancements: certain interventions include investment in high-

quality public realm, which can attract further visitors beyond those directly associated with the new

Page 9 of 24



Ards and North Down
Supplementary Employment Land Review

facilities. This indirect uplift has been forecast using evidence from the UK-wide research report Pedestrian
Pound — The Business Case for Better High Streets (High Streets Task Force). This research indicates
that attractive public realm improvements can typically increase footfall by between 20% and 40%,
depending on quality. For the purposes of this analysis, a prudent increase of 25% has been assumed for

the Preferred Option.

The combined increase in footfall from these two sources forms the basis for estimating potential reoccupation

of vacant premises within the town centres.

Step 2 — Private Investment Resulting from Footfall

The extent of private sector investment in reoccupying vacant business premises has been estimated by
applying an empirically derived ratio of occupied floorspace to annual footfall. This ratio was calculated using

baseline data for Bangor town centre:

Table 2.2: Calculation of Forecast Vacant Floorspace Utilisation
Metric | Value ‘ Source

Total existing retail/hospitality floorspace in Bangor (a) 68,422 DEC Town Centre Database -
Existing Vacancy Rate (b) 21.8% 2023

Occupied retail/hospitality floorspace in Bangor c= (a x (1-b)) 53,526 Calculated

Current annual Footfall #k (d) 764,918 FN Survey Counter data (2017)
Ratio of Occupied Floorspace to Footfall (sqm per 1,000 14.29 Calculated

footfall) - (e =c/d)

This ratio implies that for every 1,000 additional annual footfall, approximately 14.3 sqm of additional
retail/hospitality floorspace is likely to be occupied. This relationship has been applied to the forecast increases

in footfall to estimate the scale of additional premises reoccupied or developed.

Step 3 — Indirect Job Creation

The number of additional jobs associated with the new or reoccupied floorspace has been estimated using the
Employment Density Matrix in the Homes and Communities Agency Employment Density Guide. The guide
states that typical employment density for both retail and hospitality (the sectors into which most of the

additional private investment is expected to be directed) ranges between 15 sqm and 20 sgm per job.

For prudence, the upper end of the range (20 sgm per job) has been applied in this analysis. This ensures that

the indirect job forecasts remain conservative and credible.
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3. Results

3.1. Overview

The analysis indicates that the current pipeline of identified economic development projects and initiatives
within Ards and North Down Borough has the potential to deliver significant economic growth over the LDP

period to 2032. The headline forecast outputs are summarised in Table 3.1:

Table 3.1: Headline Forecast Outputs (by 2032

Indicator l Forecast Output
Total Gross Jobs Forecast to be Generated 10,395 FTE
Estimated Displacement (jobs relocated from elsewhere in the Borough 10%

Total Net Jobs Forecast for dPS 9,375
Additional Employment Floorspace 299,563 sqm

The job forecasts exceed the 9,375 FTE job target set in the ITRDS. The difference between the modelled
gross total and the ITRDS target reflects an element of displacement, where some of the forecast jobs will not
be entirely new to the Borough but will instead involve the relocation of existing employment from other sites
within Ards and North Down.

This upper-bound forecast ensures that the LDP is supported by a sufficiently robust employment land

allocation, avoiding the risk of under-provision and allowing for flexibility in delivery.

The remainder of this section presents a detailed breakdown of the results.

3.2. Breakdown of Direct Projects

The gross forecast of 10,395 FTE jobs by 2032 (stated before displacement) is driven primarily by specific
private investment projects and public intervention forecasts. Across these projects, the Employment Forecast
Model estimates approximately 8,478 FTE jobs will be generated by a total of 20 projects that are in the
process of being developed or planned across the Borough. These direct projects will require a total of 269k

sgm of workspace.

A summary of the 20 direct projects that have been incorporated into the Employment Forecast Model is set

out in the table below:
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Table 3.2: Breakdown of Direct Interventions / Projects

Additional Building Forecast New

Jobs (FTE)

Intervention / Project Workspace Area
Utilised (sqm)

Direct Interventions
1 |Ballyhome Watersports Centre 1,636 25
2 [Bangor Marina Development 7,476 91
3 [Pickie Park Development 2,390 18
4 |Redevelopment of Queen’s Parade Bangor 11,358 515
5 [Redevelopment of Council's Former-NIE site and adjacent INI land 12,464 346
6 [Rathgael House Redevelopment 11,490 884
7 |Invest NI Balloo Lands 38,445 1,068
8 [Holywood Innovation Hub 2,393 124
9 [Kinnegar Logistics Base Redevelopment 62,281 1,730
10 | Council acquisition of 13 acres of Land at Comber Road, Newtownards 26,305 731
11 |Whitespots City Deal Project - Direct Jobs 600 24
12 |Newtownards Library and Citizens Hub 3,000 31
13 | Commercial Developments at Ballyharry Business Park, Newtownards 11,468 17
14 |Comber Digi-Hub 240 66
15|Ards and North Down Greenway Project 5,388 34
16 | Surplus ANDBC Accommodation Released for Private Use 5,485 422
17 | Go Succeed Support 31,500 1,050
18 |Empty to Energised' (working title) scheme to utilise vacant spaces 900 35
19 |DAERA’s Rural Business Development Grants (TRPSI) 2,520 70
20 [Council EconomicDevelopment Initiatives (including LEP Investment) 31,600 1,200
TOTAL FOR DIRECT PROJECTS 268,940 8,478

For further clarity the projects can be grouped into four broad categories reflecting their nature and delivery

route:

1) City Deal and Major Regeneration Projects: large-scale, often publicly funded initiatives aimed at

transforming key parts of the Borough.

2) Private Sector Developments: commercial developments progressing primarily through private

investment.
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3) Council-Led and Business Support Initiatives: interventions directly promoted or facilitated by ANDBC

to stimulate business growth.

4) Central Government Investment Projects: interventions promoted by Central Government departments
agencies (DAERA, Invest NI etc).

The table below summarises the direct forecast outputs by category and provides representative examples of

the projects within each group..

Table 3.3 — Direct interventions by category (examples, workspace and jobs)

Workspace

Project Category Examples Area Utilised R

Jobs (FTE)

(sqm)

Ballyholme Watersports Centre; Bangor Marina
Development; Pickie Park redevelopment, Holywood 14,495 281
Innovation Hub

City Deal & Major
Regeneration

Private Sector Queen’s Parade, Energy Storage Installation, Furniture

22,826 532
Developments Warehouse Development.
Council-Led & Rathgael House Redevelopment, Surplus ANDBC
Business Support accommodation released for private use, Newtownards 122,984 4,764
Initiatives Library & Citizens Hub, Go Succeed.
Central Gov't Kinnegar Logistics Base (PSNI); Invest NI Balloo Lands; 108,634 2.902

Investment Projects | DAERA Rural Business Development Grants (TRPSI)

The table shows that it is the Council and Central Government led interventions that are expected to contribute
the largest proportion of direct jobs and workspace. The Private Sector Developments in the above table only
account for 681 FTE (8%) of the direct growth.

However, it is important to note that the table lists the known interventions only. These projects are expected
to attract private sector investment through visitor numbers and footfall that they create. The estimated impact
of the indirect investment are presented separately in Section 3.3, and land availability implications are

assessed in Section 3.4.

3.3. Indirect Impacts

In addition to the direct employment generated on site, the Employment Forecast Model estimates indirect

employment resulting from increased visitor numbers and town centre footfall stimulated by the interventions.

As set out in Section 2.4, these impacts arise from the reoccupation of vacant premises in key centres, driven
by direct facility users and prudent public realm uplift assumptions, and are converted to jobs using standard

employment density ratios.
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Table 3.4: Indirect impacts by location (workspace and jobs)

Location Workspace Area Utilised (sqm) ‘ Forecast New Jobs (FTE)
Bangor Area 13,757 688
Newtownards Area 2,887 144
Holywood / Kinnegar Area 11,880 743
Peninsula Towns 2,099 341
TOTAL INDIRECT IMPACTS 30,623 1,916

Key points to note from the above table include:

e Indirect impacts account for 1,531 FTE, approximately 15% of the 10,395 gross jobs forecast to 2032.

e The additional 30,623 sgm reflects reoccupied retail/hospitality units and similar premises are in vacant
buildings in town centres rather than new build accommodation. These do not draw on zoned employment
land and supports town centre regeneration.

o Realisation of these indirect benefits is contingent on delivery and timing of the direct projects and
associated public realm, and on market response. The figures are included within the gross forecast prior

to the 10% displacement adjustment presented in Section 3.1.

Detailed location-by-location schedules and timing profiles are provided in the Employment Forecast Model.

3.4. Spatial and Land Needs

A key requirement of this analysis is to determine whether the current supply of zoned employment land
remains sufficient to support the forecast growth. The table below splits each of the 25 demand sources (both
direct interventions and indirect sources of demand for new workspace) into the sources that have already a
site identified (for example the Pickie Park redevelopment or the Queens Parade development) and those that
have no specific site identified so will need to utilise land zoned for employment and industry for future

development:
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Table 3.5 — Direct interventions: workspace needs and site status

Does Workspace
equire Land Zoned
for Employment &
Industry ?

Additional Building R

Intervention / Project Workspace Area
Utilised (sqm)

Direct Interventions
1 |Ballyhome Watersports Centre 1,636 N
2 |Bangor Marina Development 7,476 N
3 |Pickie Park Development 2,390 N
4 |Redevelopment of Queen’s Parade Bangor 11,358 N
5 |Redevelopment of Council’'s Former-NIE site and adjacent INI land 12,464 Y
6 |Rathgael House Redevelopment 11,490 N
7 |Invest NI Balloo Lands 38,445 Y
8 |Holywood Innovation Hub 2,393 N
9 |Kinnegar Logistics Base Redevelopment 62,281 N
10 |Council acquisition of 13 acres of Land at Comber Road, Newtownards 26,305 Y
11 |Whitespots City Deal Project - Direct Jobs 600 N
12 [Newtownards Library and Citizens Hub 3,000 N
13 |Commercial Developments at Ballyharry Business Park, Newtownards 11,468 N
14 |Comber Digi-Hub 240 N
15 |Ards and North Down Greenway Project 5,388 N
16 |Surplus ANDBC Accommodation Released for Private Use 5,485 N
17 |Go Succeed Support 31,500 Y
18 |Empty to Energised' (working title) scheme to utilise vacant spaces 900 N
19 |DAERA's Rural Business Development Grants (TRPSI) 2,520 Y
20 |Council EconomicDevelopment Initiatives (including LEP Investment) 31,600 Y
TOTAL FOR DIRECT PROJECTS 268,940
Indirect Growth Resulting from Direct Interventions
21 |Redeveloped Vacant/Brownfield Space in Bangor 13,757 N
22 |Redeveloped Vacant/Brownfield Space in Holywood Area 2,887 N
23 |Redeveloped Vacant/Brownfield Space in Newtownards 11,880 N
24 |Redeveloped Vacant/Brownfield Space in Smaller Towns 2,099 N
TOTAL INDIRECT IMPACTS 30,623
TOTAL EMPLOYMENT AREA REQUIRED 299,563
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The table shows that approximately 300,000sgm of workspace is forecast to be required in total based on the
analysis above. This can be split into the total workspace area for which a confirmed site has been identified

and those that will draw on zoned land within the Borough as follows.
Table 3.6 — Site status summary for direct interventions
Site status No. of Demand Sources ‘ Workspace Area Utilised (sqm)

New Accommodation Required on 6 142,834
Zoned Land (“Y”)

Site already secured / no new land 18 156,729
required for accommodation (“N”)

TOTAL 24 299,563

In summary, an estimated 143k sgm of additional workspace (14.3 hectares) is forecast to be required over
the period up to 2032.

However, the figures above relate to building floorspace only. Any development will also require land for
circulation, servicing yards, car parking, landscaping and attenuation. To translate floorspace into indicative
site area, a plot ratio (ratio of floorspace to site area) is applied — equivalent to a site coverage assumption for
largely single-storey employment uses.

The site coverage ratio will depend on a number of factors (topography of site, location, other infrastructure in
the vicinity etc) and so the land requirement can be an estimate only. However, the UK Government* cited

evidence to demonstrate that general

Table 3.7: Extract from UK Govt Employ 1t Land Revi — Guidance
industrialwarehousing  and ~ out-of-centre
employment sites commonly adopt plot Roger Tym, 1997 Other Studies
ratios in the 025_060 range (table Business Park 0.25100.30 0.25 t0 0.40

. . . . Ind al 0.42 0.351t0 0.45
opposite). On a prudent basis, this analysis | """ ©
. . Warehouse 0.40 t0 0.60
has assumed a 0.35 plot ratio (35% site

Town Centre Office 0.4 0.75t0 2.00

COVGrage)- ACCOFdingW, the 14.3ha of Source: Roger Tym & Partners, 1997 and ERM Review

additional floorspace requirement equates
to 40.8 hectares of land, representing the indicative employment land requirement to be met from zoned sites

in the Borough.

The ELR (2019) identified c63 hectares of zoned undeveloped employment land within the Borough. Therefore,
headroom remains of c22 hectares to 2032. It should also be noted that several projects comprise distributed
business growth that may be accommodated in existing commercial premises as well as new build. The above

comparison is therefore conservative.

4 Office of the Deputy Prime Minister ELR Guidance
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Taken together, the evidence indicates that the conclusion of the ELR remains valid. The current
zoned employment land supply is sufficient to accommodate forecast employment growth within the

LDP period, while retaining flexibility for market delivery and site choice up to 2032.

3.5. Summary
The Employment Forecast Model indicates strong but manageable growth that can be delivered within current

planning provisions. A summary of the key points derived from the

e Jobs forecast: By 2032 the gross forecast is 10,395 FTE supported by ¢300,000 sgm of workspace. This
comprises 8,865 FTE from 21 direct projects and 1,531 FTE from indirect, footfall-driven reoccupation of
existing premises. Applying a prudent 10% displacement to the gross total aligns the forecast to the 9,375
FTE figure used in the ITRDS. This ensuring the LDP is calibrated to a net position while still safeguarding
headroom for delivery.

e Workspace and land requirement: A total of 300k sqm of floorspace is estimated to be required to
accommodate the growth in employment to 2032. Of this, 143k sqm will need to be accommodated on
new sites. Using a 0.35 plot ratio this equates to 40.8 ha of employment land. The remaining 157k sqm
will be accommodated through reoccupation of existing town centre units and does not draw on zoned
land.

The Employment Forecast Model provides an annualised trajectory for job growth and workspace
utilisation to 2032 which is based on current indicative timings for each direct intervention and the
associated indirect impacts. The graph below shows the year-on-year build-up of forecast FTE and sgm

to the end of the plan period®:

> The ELR report estimated 12.6 ha of additional employment floorspace would be required by 2030 rising to 20.5 ha
under its Strategy Success scenario. The analysis in the ELR applied these requirements at a high-level and, in its base
case, effectively treated all employment growth as needing new land, addressing potential reuse only via sensitivities
that assumed 10% and 20% of demand could be absorbed within existing/brownfield premises. By contrast, the
project-linked method used in this supplementary report distinguishes between development that requires new sites
and growth that will occur within already developed locations (e.g. Queen’s Parade, Kinnegar etc). On current
assumptions, this analysis indicates a higher reuse share c.47% of the total demand implying that while a total of
c30ha of accommodation may be required by 2032 to support the 9,375 jobs, only 14.3ha would need to be met on
new land. In addition, the ELR does not set out the detailed basis for the difference between its baseline and Strategy
Success scenarios. Finally, the ELR implies plot ratio of 82% site coverage, which is characteristic of higher-density
town centre office forms. The approach taken for this supplementary analysis applies lower, use-appropriate ratios
for external employment sites, yielding different indicative land take.

61t is important to highlight that timing assumptions are indicative and subject to change. Delivery profiles may shift
due to a wide range of factors (planning and statutory consents, market conditions, etc).
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Employment and Workspace Utilisation Growth to 2032
10,000 350,000

9,375
9,000
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200,000
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3,000 100,000

2,000
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1,000 44,200
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=@ Employment ==@==\Vorkspace utilisation

e Zoned Land Requirement: The ELR identified that 63ha of employment land allocated in the extant and
draft Area Plans remained undeveloped. Against the 40.8 ha requirement, this leaves c22ha headroom —
noting that many direct projects already have identified sites and several programme-type interventions

may be partly met within existing premises.

On this basis, current zoned employment land is sufficient to support delivery of the LDP’s economic growth

ambitions to 2032, with appropriate flexibility for phasing and site choice.
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4. Sources of Employment Supply

4.1. Overview
The previous section set out the Borough'’s forecast employment demand growth up to 2032. However, it is
important to consider how this growth can be credibly supplied to ensure that the housing demand associated

with this growth is not driven solely by relocations from neighbouring council areas.

In summary, the employment supply is anticipated to come from a balanced mix of natural population change,
upskilling/reskilling, increased labour market participation, commuting inflows from the wider labour market,
net in-migration to Northern Ireland and the Borough, and the retention of employees that would have
otherwise left NI to seek employment elsewhere. In addition, the planned public investment is expected to
leverage additional private investment, supporting job creation beyond the public anchors. This section aims

to describe these areas in greater detail.

4.2. Opportunity to Arrest Human Capital Flight

Human capital flight is the is the emigration of skilled / talented individuals from an area /region who have

received advanced training in that region — leading to the

economic benefits from this training being realised elsewhere

(also known as “Brain Drain")_ Destination of students from

Northern Ireland enrolled in o

higher education institutions ~
Pivotal (a public policy think-tank funded by both Queens | inGreatBritain e
University Belfast and UU) published research in 20217 on the . <
extent of Human Capital movement between NI and GB. This 2
analysis found the following: i 2

e There is a significant net emigration of people attending

university between GB and NI. The study found NI s

attracted only 3,470 students to study in 2019 compared to | & s 500 sudens PR —

171425 (a net migration of 13;955 students per annum)- In Comparison of inflow and outflow of students in the UK
contrast, Scotland and Wales achieve a net immigration of

students (in Scotland’s case a three-fold difference as

57,900

shown opposite). a,585
31,885
e Northern Ireland also suffers from a poor return rate of
students following graduation from universities in GB. On & '

69,790 32,125 10,315 17,425

England Wales Scotland Northern
Ireland

average 64% of students from Northern Ireland, who

studied in GB, had not returned to work in NI six months

B Outflows to the rest of the UK

after their graduation. Inflows fromthe est of the UK ogepkic Sove btk 01

7 Report Title: Retaining and regaining talent in Northern Ireland
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This negative impact on the economy is exacerbated by the 15% of graduates from NI Universities who

migrate for employment after graduation.

The interventions that are planned in the Borough (set out in Section 3.2) such as the Holywood Innovation

Hub, Bangor Waterfront regeneration and business support programmes through the LEP are expected to

slow this emigration and encourage:

a)

b)

The retention of more Nl-educated graduates by offering higher-quality roles locally and clearer early-

career pathways; and

A greater number of returners (graduates currently in GB) by creating sectoral anchors and hybrid-working

options in the Borough.

4.3. Migration and Labour Market Dynamics

A material share of the 9,375 net jobs forecast within Section 3 above is expected to be supplied through

population and labour market dynamics. New roles will be filled by a mix commuting inflows from the wider

Belfast City Region and net in-migration to NI and to the Borough.

The key channels for growth and their implications for housing are summarised below:

Population and participation effects: Natural population change, alongside increased labour market
participation and upskilling/reskilling (supported by Council programmes such as Go Succeed and the
Labour Market Partnership), will move more residents into available roles. The latest data from NISRA
indicates that NI's population is growing. It rose by 9,800 in the year to mid-2023 (+0.5%)3.

Net in-migration to NI and to the Borough: The same NISRA analysis demonstrates that in the year to
mid-2023, international migration delivered a net gain of around 7,500 (inflows 18,800, outflows 11,200)°.
Therefore net migration was a key driver of population growth. This growth supports an assumption that
a proportion of new roles can be filled by in-migrants (from UK, Rol and internationally) attracted by job

and place-making improvements in the Borough.

8 www.nisra.gov.uk/system/files/statistics/2025-06/MYE23-bulletin 2.pdf
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Comm uting inflows within the Belfast UU Analysis: Estimated Commuters into Belfast by LGD
City Region: The Borough operates
within an integrated travel-to-work area

with Belfast and neighbouring councils.

As new clusters mature (e.g. logistics,
professional services, public LSbomsnc Castierengi
administration), two-way commuting will
continue to supply a portion of
vacancies without requiring immediate

household moves. Pre-pandemic

analysis from Ulster University'®© shows
Belfast drew ¢100,000 commuters daily,
with Ards and North Down representing the Borough that provides the greatest proportion of this by a
significant margin. This commuting depth indicates strong capacity to meet new vacancies via daily inflows
as employment clusters expand locally.

Economic inactivity and scope to mobilise local labour: Recent labour market bulletins from NISRA
(June 2025)'" report economic inactivity in NI around 26—-27% (age 16—64). While this varies over the year,
it highlights a sizeable pool that the economic development interventions planned by ANDBC (e.g. skills,
employability, and inclusion initiatives) can help move into work to meet demand.

Hybrid/remote working and digital infrastructure: The UU analysis also provides evidence of a
sustained shift toward hybrid/remote working in NI. The report indicates 40% to 61% of jobs could be
undertaken remotely at least in part. Enhanced workspace (e.g. Holywood Innovation Hub, digi-hubs)
enables hub-and-spoke models, allowing firms to base roles locally while recruiting across a wider

catchment.

These channels collectively support the additionality case for the dPS i.e. that the labour required to meet the

Borough'’s job growth can be sourced from beyond simple intra-Borough and even intra-NI displacement.

4.4, Private Investment

Public interventions in Section 3 are intended to unlock and leverage private investment which will ultimately

lead to additional employment opportunities. Private capital is expected to be invested alongside each broad

project category. The sources and mechanisms that are expected to secure this investment are set out below:

City Deal and major regeneration projects: BRCD funding for Bangor Waterfront and related schemes

is designed to leverage additional private sector investment, with the Deal partners confirming more than

10 Ulster University Report: The Future of Remote Working in Northern Ireland
1 www.nisra.gov.uk/news/labour-market-report-june-2025?2utm_source=chatgpt.com
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£850m of public/partner investment and an overall programme value of well over £1bn once private
investment is mobilised. At project level, Bangor Waterfront has secured funding via BRCD and is being
progressed to attract private operators, events, hospitality and destination spend alongside public realm
works.

e Private sector developments: Schemes such as Queen’s Parade (the developer-led phases), energy
storage and new commercial premises are privately financed with public roles focused on planning,
enabling infrastructure and place-making. Where market failures exist, Invest NI and councils act as
facilitators rather than long-term funders.

e Council-led and business support initiatives: Go Succeed combines advisory support with match-
funded grants, typically requiring 50% business contribution, which ensures that every pound of public
grant is at least matched by private spend on premises, equipment and hiring.

Wider council programmes (e.g. Local Employment Partnerships, Empty to Energised) are structured to
crowd-in many small private investments across SMEs and micro-businesses through low-cost fit-outs and
incremental hiring, building on the public anchor.

e Central government investment projects and agency platforms: Invest NI operates land sales,
property assistance and a regional property programme to enable private build-out and occupation on
serviced or development sites, with site purchases and construction financed by firms.

DAERA'’s Rural Business Development Grant Scheme (TRPSI) requires business match-funding (capital
grants typically up to £4,999 at 50%), directly leveraging private capital in micro-enterprises.
The Kinnegar logistics base is principally public operational spend, but will generate private supply-chain

and service activity locally once operational.

Across categories, the funding architecture conditions private co-investment (through match-funding rules,
tenant/operator commitments and developer finance) rather than relying on public funds alone. This provides
a credible pathway for additional private-sector job creation beyond the public anchor spend, supporting the

additionality case.
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5. Conclusion

This report has presented the results of a transparent, evidence-led assessment to validate ANDBC'’s
employment growth assumptions to 2032 and to test the adequacy of employment land within the LDP. Using
the Employment Forecast Model and the calculation approaches set out in Section 2, the analysis brings
together project-level evidence, indirect footfall effects, and prudent displacement and plot-ratio assumptions

to provide a defensible basis for plan-making.

e Jobs: Gross forecast of 10,395 FTE by 2032, comprising 8,478 FTE from 20 direct projects and 1,916
FTE from indirect, footfall-driven reoccupation (Sections 3.2-3.3). Assuming 10% of this will represent
displacement from existing in-Borough employment aligns the forecast to 9,375 FTE derived from the
ITRDS.

e Workspace and land: Total workspace of ¢300,000 sqm, of which c143,000 sgqm must be accommodated
on new sites. Applying a prudent 0.35 plot ratio indicates a requirement of 40.8 ha of employment land
(Section 3.4).

o Land supply sufficiency: The ELR identifies 63 ha of zoned employment land, leaving c22 ha headroom
after meeting the forecast requirement. Many direct projects already have identified sites and indirect

impacts reuse existing vacant premises and therefore do not draw on zoned land (section 3.4).

It is important to reiterate that the forecasts presented with this report are intentionally ambitious to reduce the
potential for under-allocation of land zoned for employment. This ensures flexibility while remaining grounded

in documented project pipelines and conservative conversion assumptions.
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Glossary
“ANDBC” Ards and North Down Borough Council
“dPS” Draft Plan Strategy
“‘ELR” Employment Land Review
“FTE” Full-Time Equivalent
“ITRDS” Integrated Tourism, Regeneration and Economic Development Strategy
“LDP” Local Development Plan
“oBC” Outline Business Cases
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