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1.0 Introduction

The objectives of this analysis and visioning work are to: ] Engagement / workshops: 6 Ciwtiyde Conver sati ons
workshops with stakeholders, presentation to senior officers and
relevant member groups and facilitation of discussion / debate.

T Positively identify the development needs of the City over the
plan period, recognising the need to have sufficient flexibility to

adapt to change. T Recommendation of options for an economic vision: A set of
1 Create the foundation for an economic vision, and within that a rtlac.ommendatlons for the development of a City and City Centre
vision.

vision for the City Centre, to be integrated into the new Local

Plan. The study are is based on:

T Set out a strategy for the promotion of a competitive City Centre,

o o . . 1 The City of York boundary - for economic forecasting, growth and
specifically to maximise the experience and overall dwell time.

property market dynamics studies.
T Set out a strategy to promote a diverse commercial / business

City Centre i f ific focused analysis (the four |
base which reflects the individuality of York. T ity Centre i for specific focused analysis (the four lower super

output areas E01013366, E01013367, E01013369 and E01013415).

This reportis structured as follows: f  The assessment work in relation to the retail sector is based upon
T Firstly a Strategy Document which summarises the findings from work undertaken for the 2008 York Retail Study Area (GVA Grimley),
the analysis and address issues such as vision, brand and information provided in association with retail applications and
delivery. industry recognised data sources.
1 Followed by supporting evidence appendices, which together 1 Research and forecasting undertaken from October 2012 to March
with the Strategy Document can inform and underpin the new 2013.
Local Plan.
Methodology i .
The analysis and visioning work is based on the following Baseline Audit \denification of an economic
evidence base: Analysis of ‘City \
Function’ / Evidence base for
i City / City Centre audit: An updated evidence base, including the Local Plan
key indicators for the City Centre which are benchmarked ‘City Critical _ A clearlv defined
against comparator cities; analysis of market trends; and a set of Conversationh Big Thinking Analysis, Eco_"?m'c __A role fo,y the City
recommendations for the future sustainability of the City Centre N ASSimi?tim‘ (Svtl:;:"z) Centre
economy, / s COnvaer:sation ~o .
f  Commercial and Retail forecasts: Forecasts and analysis for Benchmarking / \ Pma(t:g‘;er:\zfr:oam
the City along with specific analysis of the role of the City Centre
in accommodating grow‘[h over the plan period_ Economic Forecasting A focus for investment
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Economic Analysis
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ambitious targets for York to become a top five UK city and a top ten
mid-sized European City. The Economic Strategy sets the following
vision for York:

L

i O teconomic vision is for the City of York to become
an international and enterprising city, and in time, one

of the most competitive cities of its size, not only in the
UK but globally, leading to increased growth in the
overall economyandj o b s 0

It provides five ambitions in order to realise this vision which are based
around two underlying themes i international markets and an
enterprising approach.

A series of actions are identified for partners to take forward under
each of these ambitions and their associated objectives, many of which
are currently underway.

This Economic and Retail Growth Analysis and Visioning document
seeks to build on this established vision. A renewed evidence base will
allow a fresh evaluation to be made in light of the changing role of the
City Centre and an evolving national economic context.
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This analysis and visioning exercise considers the land based
i mplications associated with
provided in support for the emerging Local Plan.

Yor kds je

2

R

1. A flexible and relevant workforce for the future i including
providing skills to matche mp | o ye=dsscénnecting people to
jobs, expanding apprenticeships and work based learning and
attracting and making better use of talent. y

(2. A growing and dynamic business base competing on a )
global stage - including strengthening enterprise, helping new
and existing businesses to grow and access new markets, a
more business-friendly council and strengthening supply chains

\_ in growth sectors. Y,

(3. A globally connected, locally integrated knowledge base )
I better connecting HE and FE institutions into the city
economy, expanding the Science city offer, strengthening links
between business and FE/HE and promoting innovation and

creativity across sectors.

. J

(4. A world class place for business, communities, students )
and visitors 1 providing the right environment for businesses
and individuals to reach their potential, enhancing the city centre
and integrating economic priorities with physical and

\_ infrastructure development. Y.

(5. A coordinated and efficient approach to attracting and )
retaining investment 1 a co-ordinated approach and
investment to increase GVA, retain and encourage indigenous
investment and promote the city as a location for inward

\_investment. y




2.1 Overview of economy

Key Facts

1 The City now supports over 110,000 jobs when self employment is
included, with the majorly of growth secured in the 1990s.

i The transport and communications sector is having a major impact on
overall employment trends in York, reflecting the employment
fluctuations of major rail companies.

i When transport is excluded employment fluctuated in a narrow range
between 2001 and 2011, as growth in service sectors off-set losses in
manufacturing.

i Key sector strengths include: financial and professional services and
developing specialisms in healthcare and bioscience sectors;
environmental and bio-renewable technologies.

i The public sector and financial, professional and business services
are now Yor kdés t wosedtoasr gest empl oy

i Health and social care has been the fastest growing sector with an
increase of 40% between 2001 and 2011.

i York contributes £4bn of value to the national economy (5% of the
regional total).

i There are two main issues: (1) the level of GVA growth over this

period has been low at 24% (compared to 39% nationally), and (2)
low levels of productivity overall, with the GVA per FTE generated
equivalent to 87% of the national average.

Total Employment

Following a period of significant and sustained economic growth during the
1990s and early 2000s (+40,000 jobs), the York employment base declined
from 2004.

6

The overall employment trajectory shows employment decline by 13,000 or

11% between 2003 and 2011.

York, Total Employment 2011

Source: AB/BRES
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2.1 Overview of economy

Employment Change

Employment growth over the past decade has been concentrated in two
key areas 1 financial and professional business services and the public
sector.

Health and social care has been the fastest growing sector with an increase
of 40% between 2001 and 2011. While health has experienced growth
throughout this period, there have been employment losses in real estate,
finance and insurance and public admin post 2007.

Despite growth in these areas, a number of important sectors have
declined over both the periods 2001 and 2007 and 2007-2011. This
includes the decline in transport employment (as mentioned previously) and
the historically important manufacturing base which experienced a total loss
of over 5,000 jobs during the past decade. Manufacturing is now
significantly underrepresented when compared with elsewhere in the UK.

Net Change in Employment - Declining Sectors

Source: ABI/BRES
N 2001-2007 = 2007-2011

Net Change in Employment - Growing Sectors
Source: ABI/BRES N 2001-2007 m 2007-2011
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Economic Strengths
The University of York plays an important role both in terms of being a
major employer in its own right and providing a skilled labour pool of
graduates to serve the cityobs sci
industries.
The City is now one of the highest skilled cities in the UK and is the
countryoés third fastest growing in
the most resilient in the UK in research undertaken during 2011 by
ekosgen,andiscitedasone of the UKG&és most attr

visit. This provides it with a number of strengths and the potential to
become a more competitive and leading city economy. It does, however,
face a number of challenges too, particularly in relation to its high reliance
on the public sector, although this is decreasing.

e n (



2.1 Overview of economy

Sector Strengths

The City has a number of key sector strengths. These include: the York
healthcare and bioscience sectors, environmental and bio-renewable or 0% m Dist. Trans. & hospitality (£1,010m)
technologies, IT digital companies, creative industries and financial and .
. . M Public sector (£965m)
professional services.
M Financial & insurance (£434m)
Thesectoralpr of il e of Yorkés GVA varies s . n
. . .. M Bus. Service (£406m)
of employment, reflecting varying productivity levels and there are marked
differences when compared to the national profile. Distribution, transport M Production (£369m)
and hospitality makes the largest contribution of over £1bn followed by the  Construction (£257m)
public sector (E965m) i both of the sectors are highly represented and = Real estate activities (£239m)
ac'(':ount for aI.most half of the CltAy( = Info. and Comms (£190m) n e
This is, however, lower proportionally thant he t wo sect or 0s
Other services (E134m)
employment (60%).
R ] ) m Agriculture (£16m)
I'n Yorkdéds five fastest growing sect 1 S
line or ahead of the regional and/or national average. This includes some of
the cityds |l argest sectors including S €
and business services.
England 1% H Dist. Trans. & hospitality
York GVA- Change by Sector m % Change m Y&H = National H Public sector
Source: Regional Accounts, ONS
M Financial & insurance
160% T148%
140% 1 B Bus. Service
120%
100% 1 H Production
80%
60% 1 = Construction
40%
28‘;’) 1 W Real estate activities
-20%
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-60% -
11% Other services
& W Agriculture
.\(\‘-'
ob
\’b
&
& Furtherreest ructuring of the Cityds empl

shift towards private sector services, has the potential to increase total
GVA.



2.2 Overview of demographic profile

Key Facts
1 The City is home to over 198,000 residents (Census 2011).

1 Population growth levels in the Local Authority area were within the top
25% nationally and 4th in the region (at 9% compared to 6% regionally
and 7% nationally).

1 York has been successful in attracting young residents, including
young professionals, with nearly 40% of the population increase
accounted for by those aged 20-34.

1 A quarter of the population are now aged 20-34, compared to 21%
regionally and 20% nationally, partly reflecting the presence of two
Universities.

1 The City Centre is the third fastest growing in the UK in population
terms (Centre for Cities Report).

Population Trends

The City has seen strong population growth over the past decade. Between
2002 and 2011, the rate of population growth in York (9%) outstripped the
regional (6%) and national (7%) average. This equates to an additional
15,700 residents in the City over this time period.

Demographics

The City has been successful in attracting younger residents, with 38% of the
population increase attributable to those aged between 20-34, compared to
25% regionally and 17% nationally.

This group includes students, graduates and young professionals who
chose to live close to the city centre. Growth rates across the remainder of
the working age population were similar to the regional and national
average.

Population Growth 2002 - 2011

Source: Mid-yearPopulation Estimates 2012
120%

=
E 1158% 198,050
Q
= T —
o 110% —
c
2
"‘-u' 108% :
E
g— 100%
o
= 9%
90% T T T T T T T

2002 2003 2004 2005 2006 2007 2008 2009 2010 2011
—York —Y&H ———England

Population Growth 2002-2011

Source: Mid-year Population Estimates and Census

25%

20%

15%

% growth

10%

5%

0% -
Aged0-19 Aged20-34 Aged35-64 Aged65-79 Aged80and Total
over

mYork BY&H ® England




2.3 Defining a great city

York City Context

York has ambitious targets of becoming a top 5 UK city and a top 10 mid- ' The attitudes and culture of its people.

sized European City. It is one of the highest skilled cities in the UK and T The strength and qualities of the education and health care
the third fastest growing, which has evolved from a core based around provision.

manufacturing with now a greater emphasis on service industries. The

City has a strong and growing presence in the creative, IT / digital, T The ease of movement by all forms of travel.

biosciences, financial and professional services sectors to complement 1 The level of crime and the feeling of security.

its core strengths in tourism, retail and leisure. In particular, the City ™ d f housi d its affordabil

Centre is a most distinctive asset which differentiates York economically T € type and range of housing and its affordability.

from many of its competitors; although a City Centre which faces 1 The local relevance of sport and play space.

increasing challenges from a range of international, national and local

factors. Yor kos Pos iComparator @ittest i n st
Defining Progress There are an extensive number of comparable cities to York both within

. ) o . the UK and elsewhere in Europe in terms of population size.
York is one of the most liveable cities in the UK. The special character of

the City and the City Centre should drive its economic strategy; a A
strategy which should be based on realistic ambition but grounded in the
fundamentals of what makes the place so special. An economic vision is
not of course solely based on economic factors. A successful economy

requires a successful place, one that is influenced by a whole host of In addition, European Comparator Report: York, Centre for Cities,
factors such as: February 2012 used a variety of economic data from the Eurostat Urban

9 The Cityé6s connect i onregionahmgonatt woPREi bntQ &§sess Yorkodos economic pos
and national level. European cities examining issues such as private sector business

structure and high-skilled labour.

series of UK comparators have bee
comparative position against its peers within a UK context, drawing on a
variety of published statistical data.

T The historical and heritage fabric.
9 The quality of the natural envi r §Risi&deskbasgdpssesgmentcan prqride usefl eyidence oR BOY i o n o
wider natural resource. cities compare against key indicators, it is only through an assessment of

the dynamics of the individual economies that key lessons are drawn.
i The quality of the urban and built environment, the places and the

spaces. The following illustrates the comparator cities that have been identified for

the purposes of this evaluation.
10



2.4 Comparable UK and European cities

e UK Cities

Bath — a strong City of heritage, with a similar retail
expenditure profile to York, providing a high end offer,
which has shown significant enhancement since 2005

Cambridge — a leading academic centre, with a historic
core.

Chester —a City which is facing similar threats to York,
competition from out of centre developments, and the
constraints of providing for the retailer requirements
through new development within an historic City.

Edinburgh — an aspirational target for York, Edinburgh
representing an historic powerful city.

Exeter — an historic City, which has overcome the historic
constraints to enable development within the City Core.

@ European Cities

Utrecht - a good example of a historic city moving to a
medium sized city of European importance helped by
university and business collaboration;

Oulu - atechnologically advanced economy with business
networks and alliances to support the growth of technology
based businesses

Malmo - where well developed infrastructure and
advantageous costs levels attract knowledge intensive
businesses and individuals

Graz - an economy that continues to support its established
industrial base but has also diversified into knowledge based
growth sectors:

Mainz - a Science City where there is a strong commitment
to research and science, supported by a series of practical
11 projects and networks.



2.4 Comparable UK and European cities

Bath- UK Cambridge- UK Edinburgh- UK

Exeter- UK Urtecht- The Netherlands Oulu- Finland Malmo- Sweeden

12 Graz- Austria Mainz- Germany



2.5 Key lessons from European comparator cities

We have set our below the qualitative messages about five European
cities which have particular similarities to York (e.qg. in size, their historic
nature, university background and similar key sectors), where useful
lessons can be drawn. More detailed analysis is provided in Appendix 1.

The key findings include:
i York performs well in relation to other similar sized European Cities.

i Key comparative areas of strength include its strong population growth,
highly skilled workforce and strong private sector.

i Areas where York performs less well comparatively include gross
domestic product per capita and youth unemployment levels.

Delivery of practical projects and interventions
based around a big idea or sector priority

Business friendly policy to allow growth

Major focus placed on networks, and collaborative activities
amongst the cityds public, higher educsz¢
Set out ambition, with a clear economic identity or image which buildson a ci tyds
‘ sector strength

Importance of high quality of life, cultural and leisure
. opportunities and major infrastructure projects

Develop international and joint activities to learn lessons, secure funding
and attract investment

Maxi mi se the areads research institutions

13



2.6 Benchmarking against UK cities

Employment change

The following chart compares employment change over the past decade.
There was exceptional growth in Exeter (+13%) and Guildford (+9%)
during this time, with Bath also growing strongly (+5%). A number of cities
experienced decline, although none were as severe as the decline in York.

This poor performance is largely linked to the large employment loss
experienced between 2007 and 2011 in transport and communications
(specifically the major rail companies where the contractors, working
within and outside York, will be captured within the York based head office
employment numbers)and manufacturing, although the growth levels
experienced during 2001 and 2007 were also lower than the top
performing areas.

Employment Change 2001-2011
Source: ABI/BRES

15%

10% -

National Average +3% —

Growth Sectors in Comparator Cities

(

Exceptional growth in property and professional and other

business activities
+90% compared to +22% nationally

Partly reflects low starting base and inward investment from the

Met Office

Now employs over 16,000 (20% of total employment) compared to

8,600 (11% of employment in 2001).

\

J

a4

5% -
. — -

5% —

-10%

Exeter Bath England Chester CambridgeEdinburgh  York
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( Above average growth in hotels and restaurants )
A Created over 1,100 jobs
L A +32% compared to +9% nationally )
4 i A
High growth in education
A +4,400 jobs or +56% compared to +18% nationally
. J
( . )
Above average growth in hotels and restaurants
A Created1,300 jobs
L A +22% compared to +9% nationally )
( . N
Net employment growth in health
A Creating over 2,000 jobs
A Growth in the sector lagged behind national average
\A +18% compared to +28% )




2.6 Benchmarking against UK cities

Sector Representation
The chart below provides details of the sector breakdown for each of the
economies.

Location Quotient 2011 (England = 1)

Source: BRES

Hotels & Rest - +—@ -
Edinburgh= 3.0
Fin. & Insur. + +— L +
Public Sector + Q¢ o—0—
Whaole. & Retail +—+——+
Property & Bus. -§—04—
Manufacturing +———¢-+¢@—¢ +
0.00 0.50 1.00 1.50 2.00
®York # Chester + Bath ¢ Exeter +Cambridge +Edinburgh

York is over represented in the financial and insurance sector, as well as
hotels and restaurants. Public sector employment is also over-
represented when compared to the national average, although not to the
extent of many of the other comparator areas. The property and
business services and manufacturing sectors in particular are under-
represented in the York economy.

Gross Value Added

The chart below provides a comparison of GVA growth across the
comparator areas. The chart

15

demonst

lagged behind the other comparator areas and the national average during
this period.

GVA Growth 2001-2009

Source:Regional Accounts/iBRES
60%

50%
National Average 39%

40%

30%
20%
10%

0%

Business Start Up Rates

York performs in line with the majority of the other comparator areas with
regards to business start up rates as set out in the table below.

Business Start Up Rate

Source: Business Demography 2010
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2.7 Key lessons from UK comparator cities

The following section provides some of the qualitative messages about
five UK cities which have particular similarities to York (e.g. in size, their
historic nature, university background and similar key sectors) but where
useful lessons can be drawn.

The key findings include:

i Comparator UK cities were more successful at attracting employment
growth during 2001-2007 and minimising losses during 2008-11

i York has performed relatively well in terms of the financial and
insurance sector and public sector, but less well in other areas (hotels
and restaurants, business services and manufacturing).

1 York performs in line with the majority of other cities in terms of
business start up rates.

Planning and delivering
a high quality business
park next to an historic
core (Chester)

" Delivering a successful
business park in a strategic
location on the edge of an
historic city, to attract
investment and public
sector relocations (Exeter)

16

Making best use of the
Cityds science
create wealth and
Delivering a major new employment opportunities
tourism project to (Edinburgh and
reinvigorat &mMbidge) ci t yos
historic routes whilst also
promoting new industries
(Bath)



2.8 Existing employment locations T City Centre

The following plan of the City Centre illustrates the distribution of office
space and the availability. The disparate nature of the office buildings
illustrates that York has no defined Central Business Area within the centre.
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Through the CYC Office Grading Report which graded the quality of the

business stock in November 2011, we note that there is a large

proportion of Grade B stock in comparison to the Grade A stock. This
illustrates that there will be opportunities to upgrade the City Centre office
provision as sector growth is established. Occupiers will require choice

in both location and quality in the near term.

City Centre

0%/1%

15% 19%
15%

50%

u Grade A

m Grade B

uGrade C

m Listed

m Serviced

=TBC

Quality of City Centre Office Stock source CYC

Office Grading Draft February 2012



