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Executive Summary
This Employment Land Review has been commissioned by West Suffolk Council who are
seeking an assessment of the future need for, and supply of, employment land across its
administrative area. The study seeks to provide advice on the long-term employment
strategy for the Council (to 2040) providing a thorough understanding of both the current and
future requirements for, and supply of, employment land to assist in policy decision-making.

Economy and planning
Profound change Real estate markets have witnessed profound and pervasive changes
in the nature of demand over the past decade. In land use planning terms, all Use Classes
have been affected and the nature of change will have a growing impact on the value and
utility of existing stock. And while some properties might become obsolete to changing
demand, so new forms of property and occupation are emerging. The simplistic ‘shops,
offices and industrials’ is becoming obsolete as a descriptor of the commercial sector.
Such change means that the notion of planning for a 20+ year time horizon becomes far
more difficult. The report outlines key changes in retail, office, industrial and logistics
markets, underlining the point that planning will have to respond to changing demand for
employment space resulting from a rapidly evolving economy.

Spatial planning The report begins with on an overview of the spatial planning context. It
references National Planning Policy Framework, before summarising the sub-regional
planning policy context drawing on strategy work from the New Anglia Local Enterprise
Partnership. Finally it sets out the local West Suffolk planning context including the relevant
policies of the former districts of Forest Heath and St Edmundsbury. As part of the spatial
policy discussion the report summarises the potential impact of recent changes to the Use
Classes Order, the introduction of Class E, changes to Permitted Development Rights and
changes to Article 4 Directions.
The combined impact of these changes will be greater pressure on employment land and
buildings, with a disproportionate impact on small and affordable space in cases where there
is less critical mass of commercial stock. Furthermore, the smaller and more marginal light
industrial activities are likely to come under increasing pressure for conversion to residential.

Economy West Suffolk is a largely rural district, with concentrations of economic activity in
Brandon, Bury St Edmunds, Haverhill, Mildenhall and Newmarket. The Government’s Interdepartmental Business Register shows how employment is concentrated in these main
towns: 40% of employment is in Bury St Edmunds, 15% in Newmarket, 12% in Haverhill, 5%
in Mildenhall and 3% in Brandon. The remaining 25% is distributed throughout the rural
wards of the District.
The strongest focus of industrial activity is to be found around Bury St Edmunds and
adjacent to the A14, which is home to some larger manufacturing companies. There are
smaller concentrations of activity around Newmarket and Haverhill, and to a lesser extent
around Brandon and Mildenhall. There are also clusters of industrial activity along the A143.

Sector strengths The District is home to two of the largest military air bases in the UK,
RAF Lakenheath and RAF Mildenhall, as well as the headquarters of the British horse racing
industry at Newmarket. The District has strengths in agritech, agrifood, biotechnology, food
and drinks processing (with a strong brewing industry concentrated around Bury St
Edmunds). Proximity to Cambridge bestows on West Suffolk a focus for the biotechnology
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sector – especially concentrated around Haverhill, which has established major
biotechnology employers and a large industrial estate and business park.
The Council should seek to consolidate and nurture these strengths, perhaps starting with
awareness raising and general marketing of sites where ‘clusters’ of activity can be
identified. The Cambridge-Norwich Tech Corridor is obviously a key feature of such
promotion.
The District has a population of 177,300, with a lower percentage of working age population
than the regional or national average. Economic activity rates are high at 82.5%, significantly
above the regional and national average. Qualifications of the resident workforce are below
the regional and national average and a comparatively high proportion of workers are
employed in skilled trades and in sales and customer services occupations.

Spatial concentrations The District sits within a strategic location, where the A11 and
A14 ‘corridors’ are becoming more established. The former is also the focus of the more
conceptual ‘Cambridge-Norwich Tech Corridor’. These corridors have been, and will
continue to play, a growing role in driving the District’s commercial property market and
economic growth more generally.
One of the most significant sub-regional economic events in recent times has been the
announcement of Freeport East, one of eight new Freeports announced by the Chancellor of
the Exchequer in spring 2021. It will be a hub for global trade and national regeneration.
Including Britain’s busiest container port, two major ferry ports and located close to the East
Coast green energy cluster, Freeport East will offer facilities to benefit traders,
manufacturers and clean energy suppliers. The promoters suggest that it will create 13,500
new jobs and generate £5.5bn GVA over 10 years.
The Council should develop its vision for economic development along the growth corridors,
and in light of the Freeport, with appropriate approaches to spatial policy and economic
development. This could include, for example, identifying a range of strategic employment
sites.
Of course, the West Suffolk economy does not operate in isolation but is linked directly to
the sub-regional and national economy: jobs and businesses flow daily across administrative
boundaries. The Council should continue to work with neighbouring authorities to establish
its economic role within the wider FEMA, particularly with respect to land allocations and
expectations of demand sectors.
The research for this report has revealed that there is not yet any significant ‘Cambridge
effect’ in terms of the District benefiting from businesses relocating from the Cambridge area
in search of more cost effective premises. The single possible exception to this rule is
Newmarket, which sits a very short distance from Cambridge, with its unique equine focus.
Nevertheless, it is recommended that the Council take a more structured approach to
understanding how it might attract Cambridge ‘overspill’ through proactive marketing and
‘packaging’ of site opportunities.
Bury St Edmunds is the largest urban settlement, with good road access and a rail station. It
is also earmarked for significant growth in terms of new housing and employment land. The
town should be a key focus for inward investment. In particular, the town has attractions as a
corporate office location that other centres (such as Mildenhall and Newmarket) do not. The
Council could support this growth by identifying potential office locations and sites, so that
Economic Development can promote the office economy in the town.
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Commercial property
West Suffolk comprises of a small number of relatively small commercial property markets,
concentrated mainly along the road corridors of the A11 and A14. It is an area that has seen
a surge of interest in large sheds, hugely out of scale with earlier developments, other than
the agribusinesses that have characterised the area.
This surge in development for logistics facilities, combined with erosion of employment
space and land by residential pressure, has highlighted a problem: smaller and medium local
businesses, and even some larger ones, face challenges securing upgraded, expansion or
consolidation accommodation.
The overwhelming evidence of the research and consultation for this ELR suggests a need
not only to protect concentrations of existing employment, but also to release further land for
commercial (‘B’ employment) development.
Agents – somewhat unusually, it must be said – have stated the view that the Council may
have to engage in direct provision to ensure a supply of suitable modern space for growing
local businesses. This is an option that should be seriously considered.

Employment sites In agreement with the Council, most of the 75 employment sites were
given a ‘light touch’ assessment, based on the previous Employment Land Reviews for
Forest Heath and St Edmundsbury plus any updates in terms of new development,
developer interest and so on. A sub-set of 25 sites was selected by the Council as
appropriate for more detailed analysis. A central task here is to understand what capacity
remains within this reservoir of sites for future development as employment land. This subset
of land is a key element to understanding whether the District has sufficient land reserves to
meet future demand. The analysis undertaken shows that there is a total of 38.4ha of land
available to the District for future development as employment land. There are in addition a
small number of large prospective sites that might contribute towards future supply, but
these have yet to receive any planning rigour and there is therefore no certainty at this stage
as to whether they will in fact come forward.

Light industrial activities Light industrial activities form the backbone of the commercial
property market and, by extension, are critical to the wider economy both in terms of creating
jobs and ensuring that the economy is well-serviced. Most such activities involve servicebased businesses typified by the ‘white van economy’. Changes to the wider economy
including internet shopping are driving demand for light industrial space.
The light industrial sector is extremely diverse in terms of the activities of occupiers, and
many occupiers are not ‘industrial’ businesses, with much employment being of a nonmanual nature. As a result, the market overall requires relatively simple buildings that are
flexible in use and can be adapted for different occupiers. The majority of industrial buildings
are now occupied by businesses that require higher specification, flexible space, often with
office content.
Despite its importance, the light industrial market is under threat. Research has shown that
the recent pressure for 'big sheds' is resulting in smaller light industrial and office users
being left short of modern supply. Further pressure on light industrial premises is likely to
grow as a result of the new Class ‘E’, and changes to PDR which might push business away
from high streets onto industrial estates, thereby creating further pressure.
Despite healthy demand for light industrial premises, new supply is minimal because values
do not support development, even for design-and-build projects. Low vacancy and rising
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rents, together with feedback from local agents suggest that existing concentrations of such
activity need to be nurtured (through intensification and upgrading) and through additional
net new supply.
The mismatch between rental levels and development costs is resulting, in general but with
notable exceptions, in new development being not viable. Indeed, there appears to be a
strong and growing case for direct intervention by the local authority (see below). It should
also adopt a constructive and generally supportive approach to 'farm parks', small business
parks associated with former farm buildings and which can be developed without prohibitive
site acquisition costs. Examples are Park Farm and Moseley's Farm north and east of Bury
St Edmunds.

Offices The office market in West Suffolk is relatively small and localised, with only a small
number of ‘corporate' offices (finance, insurance, professional, media, etc) of any size.
Future demand for new corporate office space is likely to be met on larger land allocations in
Bury St Edmunds and Newmarket, rather than on smaller town centre sites, by attracting
inward investment from occupiers looking to capitalise on the strategic road connections
along the A11 and A14, although there is no immediate sign of this happening.
Consultations with property agents suggest that demand is relatively strong, but largely
unmet, for serviced and flexible workspace which is suitable to meet the needs of start-up
and grow on businesses within the District. This reflects the high proportion of micro and
small firms in the District which require this type of flexible office workspace.
It is recommended that the Council should monitor changes to the provision of office
floorspace within the District to ensure that stock of space suitable for smaller, more cost
conscious businesses is not eroded as a consequence of PDR. While the loss of office
floorspace to residential development has been relatively modest over recent years, this
could increase as a result of new Use Class E.

Logistics The A11 and A14 Corridors are maturing and assuming a more strategic role.
This is particularly due to a sustained, high level of latent demand for ‘sheds’, a fact
reinforced by the recent designation of Felixstowe as ‘Freeport East’. Feedback from market
agents suggests that there might even be an emerging shortage of suitable sites.
While structural changes in the economy are driving demand for large sheds, they are not
generally welcomed in policy terms because of the relatively low job densities involved.
However, many today are often accompanied by skilled manufacturing and/or office jobs.
The Council should develop a strategic view of the opportunities for logistics provision
across the District, and seek to focus new provision at key locations, along the A14 Corridor
and, to a lesser extent, the A11 Corridor.

Rural employment The District’s smaller settlements and rural areas play an important
role in accommodating local businesses and retaining home-based businesses within their
local communities. This is good, sustainable activity. At the same time, the changing nature
of work and the economy means that there is a growing number of people working in small
and micro businesses, whose preference is a rural or local setting. In light of these trends,
there should be a positive policy framework that encourages sustainable rural enterprise and
diversification schemes which, in turn will help meet wider rural economy objectives.
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Planning policy and development management
Overall supply-demand balance We estimate that West Suffolk has forecast demand
for 63ha of employment land over the plan period to 2040. Based on the available
employment land examined as part of this study, the Council needs to allocate a further
24.6ha, of employment land, in additional to the 38.4ha currently allocated and available, to
meet future needs up to 2040. Of the 24.6ha to be allocated 1.8ha should be suitable for
B1/office uses; 3.7ha for light industrial/local distribution; 18.7ha for strategic distribution;
and 0.4ha for rural need.
Additional allocations should focus on Bury St Edmunds where there is strongest demand,
and then the other towns, with the exception of Brandon due to its environmental constraints
and a small amount of rural provision.
There is strong demand from the logistics sector for Strategic Distribution Sites and the
District could accommodate more of this activity by making further allocations. However, we
recommend that demand for Strategic Distribution is considered at a sub-regional level
rather than individual districts acting in isolation.
Prioritising sites for employment Given on-going pressure on land, particularly from
housing development, in order to meet future requirements for employment space, the
Council will need to realistically prioritise existing employment sites for their suitability to
meet long term employment needs and in determining potential site allocations will need to
evaluate mixed use schemes in terms of their suitability for including employment land and
buildings.
The land and buildings given additional support in this way should provide a choice of sites
and locations to support the needs of particular businesses and sectors. This will require a
more structured approach to site identification and the quantum of uses anticipated on each.
In prioritising the land and sites, the Council should have regard to (a) the planning status of
sites (extant planning permission, allocation etc); (b) development constraints/costs and
known requirements for infrastructure (more detailed assessment work may be required); (c)
current developer/landowner aspirations and (d) market delivery and viability factors.
The Council should evidence how its portfolio of sites and allocations and other development
opportunities will support delivery of new space over the short-, medium- and long-term. This
should be presented as: less than five years; five to ten years, and more than ten years.
Where any gaps are identified, the Council will want to consider options for how this can be
addressed (potentially in the form of new allocations). It is helpful for sites to be assessed on
a consistent basis in order to determine at broadly what point in the Plan period they may
become available, and how important any individual site is for meeting either office or
industrial needs within any rolling five-year period. It will also be important in establishing
any potential mismatch between identified allocations and those areas of the District that
attract the strongest levels of market demand.

Consolidate employment sites The District’s existing employment sites are many and
varied. Some are very small; others are remote. Many are vulnerable to conversion. Further
work should be undertaken by the Council to understand the deliverability of existing
employment sites; and gaining a realistic insight into when sites will be coming forward.
The Council should consider reducing the number of poor quality classified employment
sites, consolidating onto a smaller number of sites that have strategic importance, as well as
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the critical mass that will help protect them from other pressures. This would involve
consolidating the supply pipeline into sites and locations that are most suited to meeting
business needs over the plan period. The smaller number of strategic employment sites
should be focused on: Brandon, Bury St Edmunds, Haverhill, Mildenhall and Newmarket.
Any consolidation of sites may require adjustment to the supply and demand balance. We
provide an assessment of the sites visited in Appendix Four.

Affordable space There is a need for more affordable space and move-on space for
SMEs. The District has very little provision of ‘business centres’ where flexible terms and
service are provided through a strong management function. It is recommended that the
Council promote such centres and engage with operators to understand what they can
deliver in terms of affordable employment space.

Intervention There is a good case for direct intervention by the Council in two key markets.
First, in the light industrial market, perhaps through the purchase and refurbishment of
existing buildings, or using land held at historical prices to create affordable space that
private developers cannot economically provide. It is recommended that the Council
consider direct intervention in the market to ensure the provision of affordable units in the
key centres of Brandon, Bury St Edmunds, Haverhill, Mildenhall and Newmarket. Any land
owned by the Council could be evaluated for this purpose to enable such delivery.
Secondly, there is the office market. In the District’s town centres there are vibrant markets
for small scale offices servicing largely local and sub-regional customers. Furthermore, there
is anecdotal evidence to suggest that there is demand from small businesses seeking a first
step on the commercial property market ladder. There is a case for intervention to ensure
the provision of affordable office space, perhaps through partnership with managed space
providers.
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1.0 Introduction
This study has been commissioned by West Suffolk Council who are seeking an assessment
of the future need for, and supply of, employment land across its administrative area. The
study seeks to provide advice on the long-term employment strategy for the Council (to
2040) providing a thorough understanding of both the current and future requirements for,
and supply of, employment land to assist in policy decision-making.
The study has been prepared within the context of the Government’s National Planning
Policy Framework (NPPF), which is clear insofar as each Local Planning Authority (LPA)
should ensure that their Local Plan is based on adequate, up-to-date and relevant evidence.
Further, authorities should:
•
•

ensure that their assessment of, and strategies for housing, employment and other
land-uses are integrated, and
take full account of relevant market and economic signals.

With regard to the former, the Council is also undertaking a Retail and Main Town Centre
Uses study and, with recent changes to Use Classes, an important part of this study has
been to be cognisant of the emerging findings of that study.

1.1 Planning documents
Specifically for economic development, the NPPF identifies that LPAs should have a clear
understanding of business needs within the various market segments operating in the local
economies within and beyond their area. This study has engaged with stakeholders in the
wider region to fully understand the shifting pattern of employment demands. This has
included liaising with the New Anglia LEP and learning from the Norfolk and Suffolk
Economic Strategy; and the Local Industrial Strategy (LIS).
West Suffolk Council was formed in April 2019 as a result of the merger of the former Forest
Heath and St Edmundsbury administrative areas. Existing plan and evidence bases covering
these two areas are described below.
The Local Plan for the former Forest Heath area comprises the Core Strategy, adopted in
2010. The Single Issue Review of Core Strategy Policy CS7 and Site Allocations Local Plan
were adopted in September 2019. The Joint Development Management Policies Document
(JDMPD) was adopted 2015. The Local Plan policies map was adopted in 2019.
The Local Plan for the former St Edmundsbury area comprises the Core Strategy, adopted
in 2010. There are also the Bury St Edmunds Vision 2031, Haverhill Vision 2031 and Rural
Vision 2031 local plans adopted in 2014; the Joint Development Management Policies
Document (JDMPD) adopted in 2015 and the Local Plan Policies Map of 2015.
The West Suffolk Employment Land Review (WSELR) produced by consultants GVA (in
2009), alongside the East of England Plan (RSS), informed Core Strategy Local Plan (LP)
preparation across both Authorities, determining the jobs to be accommodated in the
borough and district in the period 2006-2026.
The Forest Heath Employment Land Review produced by Nathaniel Lichfield & Partners,
published in 2016 1 updated that evidence base to cover the period to 2031. It also
1

Nathaniel Lichfield & Partners (2016) Forest Heath Employment Land Review October 2016
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examined the relationship between employment growth and an increase in housing along
the A11 corridor.
The St Edmundsbury Employment Land Review produced by Nathaniel Lichfield & Partners,
published in May 2017 2, similarly updated the evidence base to cover the period to 2031.

1.2 Scope of study and method
The overriding purpose of the 2021 ELR is to update all the information contained within the
previous studies, as well as provide additional information on topics of particular interest to
the Council. The study will reflect changes in the region’s economic climate in recent years,
as well as changes in local, regional and national planning policy on economic development.
Figure 1.1 sets out the methodology used in this study.
Figure 1.1 Methodology for the West Suffolk 2021 ELR

The scope of study includes an assessment of both the local economy and commercial
property markets in order to provide evidence on trends and dynamics likely to impact on the
supply and demand for space. There is then an assessment of key employment sites.
The previous ELRs for Forest Heath and St Edmundsbury were undertaken relatively
recently. In light of this, the combined lists of sites evaluated then have been briefly reviewed
and updated where necessary; while a more detail examination has been undertaken of
around twenty of the most significant sites.
The research also involved extensive consultation with stakeholders, a list of whom is
included at Appendix One.
The scope also includes a detailed assessment of future requirements for space and an
examination of the supply-demand dynamics, providing employment projections by sector,
with a particular focus on business space in the new E(g) Use Classes (offices, research and
2

Nathaniel Lichfield & Partners (2017) St Edmundsbury Employment Land Review May 2017
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development and light industry), B2 (general industrial) and B8 (storage and distribution),
plus certain uses which have similar operational requirements.

1.3 Structure of report
The following bullets summarise the main themes of each section of the report.
•

Spatial planning context (Chapter 2.0) Provides an overview of the planning
policy context, ranging from national to local levels.

•

Economy and employment (Chapter 3.0) A review of economic conditions
and recent trends in the District, and the strengths and weaknesses of the local
economy that may influence the future need for employment space. Chapter also
includes spatial analysis of the distribution of firms within the District, and the results
of a business survey.

•

Commercial property market (Chapter 4.0) A review of the local commercial
property market including supply of and demand for different types of employment
space, and the needs of particular market segments. Including an analysis of the
current stock and trends of employment space in the District in terms of the range of
B class uses, past development rates, and gains and losses. Chapter includes an
assessment of the impact of PDR and prior approvals, as well as an assessment of
new development commitments.

•

Review of employment sites portfolio (Chapter 5.0) An assessment of
current and potential employment sites in the District, including the market
attractiveness of these sites and their ability to meet future needs. Chapter includes
an assessment of the long-term capacity of employment land in the District.

•

Future requirements for employment space (Chapter 6.0) An estimate of
future employment space requirements for B class sectors in quantitative terms,
drawing on employment projections and other factors. Including an assessment of
the balance between existing land supply and future requirements in both
quantitative and qualitative terms.

•

Conclusions and policy Implications (Chapter 7.0) A consideration of policy
and strategic measures required to support economic growth in the West Suffolk
economy, and to create flexibility to accommodate needs and to enable a rapid
response to changes in economic circumstances.
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2.0 Spatial planning context
This section summarises the relevant policy context for the West Suffolk Employment Land
Review. It starts at the national level with the planning policy framework, but also picks up
key points from the Industrial Strategy white paper. It then summarises the sub-regional
economic policy context drawing on strategy work from the Local Enterprise Partnership.
Finally it sets out the local West Suffolk planning context including the relevant policies of the
former districts of Forest Heath and St Edmundsbury.

2.1 National planning context
The most recent version of the National Planning Policy Framework (NPPF) was
published in February 2021. 3 It states that, “The purpose of the planning system is to
contribute to the achievement of sustainable development. Achieving sustainable
development means that the planning system has three overarching objectives:
a) an economic objective – to help build a strong, responsive and competitive economy, by
ensuring that sufficient land of the right types is available in the right places and at the right
time to support growth, innovation and improved productivity; and by identifying and
coordinating the provision of infrastructure;
b) a social objective – to support strong, vibrant and healthy communities, by ensuring that a
sufficient number and range of homes can be provided to meet the needs of present and
future generations; and by fostering a well-designed and safe built environment, with
accessible services and open spaces that reflect current and future needs and support
communities’ health, social and cultural well-being; and
c) an environmental objective – to contribute to protecting and enhancing our natural, built
and historic environment; including making effective use of land, helping to improve
biodiversity, using natural resources prudently, minimising waste and pollution, and
mitigating and adapting to climate change, including moving to a low carbon economy.”
The planning system needs to ensure sufficient land is made available to meet housing
needs and deliver a supply of housing, including meeting the need for affordable housing.
The National Planning Policy Framework sets out in the chapter on ‘Building a strong,
competitive economy’ that planning policies should:
a) set out a clear economic vision and strategy which positively and proactively encourages
sustainable economic growth, having regard to Local Industrial Strategies and other local
policies for economic development and regeneration;
b) set criteria, or identify strategic sites, for local and inward investment to match the strategy
and to meet anticipated needs over the plan period;
c) seek to address potential barriers to investment, such as inadequate infrastructure,
services or housing, or a poor environment; and

3

HM Government (2021) National Planning Policy Framework Ministry of Housing, Communities &
Local Government February 2021
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d) be flexible enough to accommodate needs not anticipated in the plan, allow for new and
flexible working practices (such as live-work accommodation), and to enable a rapid
response to changes in economic circumstances.
Planning policies and decisions should recognise and address the specific locational
requirements of different sectors. This includes making provision for clusters or networks of
knowledge and data-driven, creative or high technology industries; and for storage and
distribution operations at a variety of scales and in suitably accessible locations.
Policies on supporting a prosperous rural economy state that planning policies and decisions
should enable:
a) the sustainable growth and expansion of all types of business in rural areas, both through
conversion of existing buildings and well-designed new buildings;
b) the development and diversification of agricultural and other land-based rural businesses;
c) sustainable rural tourism and leisure developments which respect the character of the
countryside; and
d) the retention and development of accessible local services and community facilities, such
as local shops, meeting places, sports venues, open space, cultural buildings, public houses
and places of worship.
Planning policies and decisions should recognise that sites to meet local business and
community needs in rural areas may have to be found adjacent to or beyond existing
settlements, and in locations that are not well served by public transport. In these
circumstances it will be important to ensure that development is sensitive to its surroundings,
does not have an unacceptable impact on local roads and exploits any opportunities to make
a location more sustainable (for example by improving the scope for access on foot, by
cycling or by public transport). The use of previously developed land, and sites that are
physically well-related to existing settlements, should be encouraged where suitable
opportunities exist.
In November 2017, the Government published its Industrial Strategy white paper. 4This set
out five foundations of productivity.
•

Ideas – with an aim both to invest a higher proportion of GDP into Research and
Development (R&D) and also become more effective at turning good ideas into
commercial products.

•

People – aimed at investing in education to raise skills in the STEM subjects.

•

Infrastructure – with a strong emphasis on digital infrastructure.

•

Business environment – including ‘sector deals’; efforts to scale up businesses with
growth potential; and trying to address the ‘long tail’ of less productive businesses.

•

Places – through developing local industrial strategies.

Among the key policies under the places driver were: “Agree Local Industrial Strategies that
build on local strengths and deliver on economic opportunities”.

4

HM Government (2017) Industrial Strategy: Building a Britain Fit for the Future Dept for Business,
Energy & Industrial Strategy November 2017
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The Industrial Strategy white paper sets out four Grand Challenges that will shape much of
the future growth in sectoral terms:
•

Growing the AI & Data-Driven Economy. It cites a study saying digital
technologies are creating a total of 80,000 net new jobs annually for somewhere the
size of the UK and that by 2030 they could add £232bn to the UK economy. The
White paper states that, “We will support sectors to boost their productivity through
artificial intelligence and data analytic technologies”.

•

Clean Growth. Transition to a low carbon economy is seen as generating huge
opportunities and, “Whole new industries will be created and existing industries
transformed as we move towards a low carbon, more resource-efficient economy.”
These opportunities will impact across a range of sectors including, energy,
agriculture, construction and transport.

•

The Future of Mobility. Early priorities are identified as: a flexible regulatory
framework to encourage new modes of transport and new business models; moving
from hydrocarbon to zero emission vehicles; increased autonomy, journey sharing
and a blurring of the distinctions between private and public transport; use of data to
accelerate development of new mobility services and enable more effective
operation of the transport system.

•

Ageing Society. It states, “Ageing populations will create new demands for
technologies, products and services, including new care technologies, new housing
models and innovative savings products for retirement.” The aging population is
seen as a global opportunity for UK businesses, not just a local UK market.

The White Paper placed a particularly strong emphasis on digital infrastructure. One of the
key policies is to, “Boost our digital infrastructure with over £1bn of public investment,
including £176m for 5G and £200m for local areas to encourage roll out of full-fibre
networks.” 5G and full-fibre are at the heart of the Government’s Digital Strategy.
The Government’s Clean Growth Strategy further develops the strategy of growing national
income while cutting greenhouse gas emissions. 5 There is a focus on six sectors of activity:
•
•
•
•
•
•

Improving Business and Industry Efficiency and Supporting Clean Growth
Improving Our Homes
Accelerating the Shift to Low Carbon Transport
Delivering Clean, Smart, Flexible Power
Enhancing the Benefits and Value of Our Natural Resources
Leading in the Public Sector

2.2 Sub-regional planning context
The Norfolk & Suffolk Economic Strategy noted that between 2014 and 2017, the two
counties created 43,600 jobs, 5,710 new businesses and 18,850 new homes. 6 Over £350m
of government funding was secured in a wide range of projects to improve skills, drive
innovation, support growing businesses and improve transport and other infrastructure. Over

5

HM Government (2018) The Clean Growth Strategy: Leading the Way to a Low Carbon Future
October 2017
6 Norfolk & Suffolk Unlimited (2017) Economic Strategy: for Growth and Opportunity November 2017
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£260m of private sector funding was unlocked, outstripping our original commitment of
£199m by 2021.
The same strategy set further ambitious goals for the period through to 2036. These include
adding £17.5bn in real terms to the economy; creating 88,000 new jobs, 30,000 new
businesses and 140,000 new homes. The targets also include having a GVA per hour of
£39, increased median wages by £200 more per week and 66% of the population holding
NVQ3+ qualifications.
Norfolk and Suffolk has a diverse and well-balanced economy, with growing and important
specialisations that make a significant contribution to the national economy. These include
globally important clusters in ICT and telecoms, life sciences and genomics, clean energy
and financial industries. The region does however confront a number of challenges.
For example, according to the Economic Strategy Evidence Report, the majority of new jobs
growth in Norfolk and Suffolk has largely been in typically low-paying industries and
activities. These now account for well over half (52.5%) of all jobs in the two counties, a
significantly higher share than the national average (47.4%). Moreover, the ‘gig-economy’ is
growing. 7
Since the recession, a third of all new jobs in the two counties have been driven by the selfemployed (double its actual share of total jobs), whose numbers have increased by 18.3%
since 2009. Part-time and temporary roles have represented 20% of all new jobs since 2009,
slightly ahead of the national average of 15%. These trends have contributed to the sluggish
wage growth evident in the two counties: for the average employee, earnings are still below
those that were experienced before the recession. This has led to some to refer to a ‘lost
decade’ of wage growth.
Suffolk’s Framework for Growth sets out how the county’s local authorities will work together
to “utilise Suffolk’s potential to ensure we plan and achieve the growth that is right for us and
our communities”. 8 The Framework provides a mechanism to leverage the combined work
of various teams, including local planning, economic development, skills, communities,
transport and housing, as well as the University of Suffolk, Suffolk Chamber of Commerce
and New Anglia LEP. It sets out how the partnership will deliver development (homes,
employment, public and private buildings) in a way that matches communities’ aspirations for
growth. The programme of work is designed to contribute to the following growth outcomes.
•
•
•
•
•
•

Secure investment to deliver infrastructure that will enable development to the
longer term benefit of Suffolk’s communities and businesses.
Create a consistent, efficient, and transparent approach to planning to improve land
supply.
Make Suffolk an optimal location for commercial innovation, investment and
business expansion.
Meet clearly identified skills, employment and economic development needs.
Deliver the homes that Suffolk needs to match current and future demand.
Operate system wide approach to funding and finance supporting place-based
initiatives over the medium- and long-term.

The first three of these outcomes will have a direct, beneficial impact on the employment
space market if they are fulfilled; the key will be the detailed implementation plans.

7
8

New Anglia (2017) Economic Strategy Evidence Report December 2017
Suffolk Growth Programme Board (2019) Suffolk’s Framework for Growth May 2019
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2.3 Local policy
West Suffolk is a newly-formed council comprising the former Forest Heath and St
Edmundsbury administrative areas. Existing plan and evidence bases covering these two
areas are described below.

Former Forest Heath District The Local Plan for the former Forest Heath District
comprised the Core Strategy, adopted in 2010. The Single Issue Review of Core Strategy
Policy CS7 and Site Allocations Local Plan were adopted in September 2019. The Joint
Development Management Policies Document (JDMPD) was adopted 2015. The Local Plan
policies map was adopted in 2019.

Former St Edmundsbury Borough The Local Plan for the former St Edmundsbury
Borough comprised the Core Strategy, adopted in 2010. There were also the Bury St
Edmunds Vision 2031, Haverhill Vision 2031 and Rural Vision 2031 local plans adopted in
2014; the Joint Development Management Policies Document (JDMPD) adopted in 2015
and the Local Plan Policies Map of 2015.
The 2009 Western Suffolk Employment Land Review 9 alongside the East of England Plan 10
informed Core Strategy Local Plan preparation across both Authorities, determining the jobs
to be accommodated in the District and Borough over the period 2006-2026.

The Forest Heath ELR (2016) This study updated that evidence base to cover the period
to 2031. It also updated the study to align employment growth with a significant increase in
housing accommodation within the A11 corridor. 11
The ELR concluded that the District contains a reasonable mix of sites of different quality
and type, although there are only a few locations with any notable stock of modern, Grade A
floorspace. The research noted that a wide range of employment sites rely heavily on their
proximity to the A11 corridor (and connected A14 Newmarket Bypass) for strategic road
access, providing a route down to London in the South and Norwich in the East.
Elsewhere, employment sites struggle to represent strong locations for employment use as
the transport infrastructure is not in place to support them. As a result, many of these sites
support only local occupiers and activity. Vacancy levels were reported to be generally low
and, as such, appear to be meeting a local need. There is demand in the local market for
industrial space which is affordable.
The ELR concluded that a combination of proposed new employment allocations and mixed
use allocations have the potential (with caveats) to provide a significant amount of space in
the District for new employment development over the plan period, providing the opportunity
for new, high quality business development in areas of the District that generally attract good
levels of market demand.

The St Edmundsbury ELR (2017) Similarly, this study updated the evidence base to
cover the period to 2031. 12The review of sites concluded that the distribution of sites is
skewed towards industrial rather than office provision. Sites outside of the two town centres
are highly reliant on their proximity to strategic roads such as the A14 around Bury St
Edmunds and link roads such as the A143 and A1307. There are very few employment sites
9

GVA Grimley (2009) Western Suffolk Employment Land Review May 2009
East of England Regional Assembly (2010) East of England Plan to 2031 March 2010
11 Nathaniel Lichfield & Partners (2016) Forest Heath Employment Land Review October 2016
12 Nathaniel Lichfield & Partners (2017) St Edmundsbury Employment Land Review May 2017
10
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located outside of these strategic transport corridors. Those that are score relatively poorly
against the range of quality and suitability criteria applied as part of this study as the road
network is so constrained outside of these main arterial routes.
The research proposed that allocations could be split into three distinct groups. First, those
focused on the regeneration of town centre sites, with the majority located in Haverhill.
These primarily seek to regenerate existing space and old industrial areas. The overarching
conclusion from these sites is that these are generally suitable for office space as opposed
to the larger designations around Bury St Edmunds which can be classified as a second
group of larger strategic designations. Whilst many of these sites are well suited to
employment development, together they provide a significant quantum of employment land.
The final group of proposed sites are rural employment areas which are generally
considered to be weak employment areas and score relatively poorly against conventional
site assessment criteria. It is difficult to judge whether there is local market demand for these
sites where there are no other employment sites nearby to provide a basis for gauging
market demand and occupancy.

Neighbourhood Plans There are three Neighbourhood Plans in West Suffolk.
Hargrave Neighbourhood Plan (July 2018) This plan covers an area of 720 ha, but
contains a population of just 310. The Plan states that, “A sizeable proportion of the village
residents work from home, while the majority that work out of the village do so in either St
Edmundsbury or Forest Heath districts”.
The Plan seeks to promote employment provided “any such proposals have careful regard to
the potential impact of the use on residents, the natural and historic environment and
infrastructure”
Community Action 1
The Parish Council will seek to identify and promote small scale employment opportunities in
Hargrave that are in keeping with the rural nature of the village and will not have an adverse
impact on residents and the environment.

Newmarket Neighbourhood Plan (February 2020) This plan covers a population of
16,600 based on the town of Newmarket, excluding the part of the town which is in
Cambridgeshire. The horseracing industry makes a very major contribution to the economy
of Newmarket and the surrounding area. The Plan states that “in 2012 alone the total
economic contribution of the industry to Newmarket and the area within a 25-mile radius of
the town was estimated at over £208 million”.
Policy NKT5: Provision for New and Growing Businesses
a. Insofar as planning permission is required, proposals will be supported which will result in
the refurbishment and environmental improvements at existing employment sites.
b. Proposals for the development of starter businesses and the expansion of existing small
businesses will be supported. Proposals for the following activities will be particularly
supported:
i. the development of a range of small, low-cost facilities in co-operative clusters on
employment sites, as allocated in the Forest Heath area of West Suffolk Council Site
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Allocations Local Plan; these facilities might include a shared office space with desks or a
meeting room to be hired out
ii. businesses which operate from integrated home/work locations
iii. extensions and small new buildings to allow individuals working from home
c. Insofar as planning permission is required, proposals for working from home will be
supported where they:
i. relate primarily to the employment needs of persons resident at the property concerned;
ii. respect the nature of the part of the neighbourhood area in which they are located and
would not result in unacceptable levels of deliveries, visits by others and any other type of
activities which would detract from the amenity of the immediate locality; and
iii. have an appropriate amount of internal storage related to the needs of the business
operated from the premises.

Great Barton Neighbourhood Plan (June 2021) The Neighbourhood Plan covers the
period from 2019 to 2041, the end date being chosen to coincide with that of the emerging
West Suffolk Local Plan. It has been developed through extensive community consultation
and is based on sound research and evidence. The Vision set out in the plan is that, by
2041, Great Barton “will be a thriving and safe rural community that provides for the needs of
existing and future residents whilst respecting, enhancing and sustaining the special
character and environment of the village”.
The Plan anticipates that an additional 150 homes will be delivered through to 2041, in
addition to those already with planning permission but not yet built. In terms of business and
employment objectives, the Plan seeks to (a) support small-scale business creation and
retention and (b) encourage the provision of services and infrastructure that enables
business development.
The Plan notes that there are few job opportunities in Great Barton, resulting in a high level
of out-commuting for work. At the same time, according to the 2011 Census, 272 people
worked in the Neighbourhood Plan Area of which 200 worked mainly from home but there
are also businesses and services that attract people to travel into Great Barton for work.
The Plan states that in a village the size of Great Barton it is “important that existing
employment opportunities are protected and given the opportunity to expand as long as they
are not having a detrimental impact on the environment or infrastructure, including roads”.
To this end, the Plan seeks to ensure the retention and intensification of employment
premises at Manor Park, Manor Barns, Barton Hamlet and East Barton Barns. Proposals
which would result in a loss of employment floorspace at these locations will be considered
against the policies in the adopted Local Plan.

The West Suffolk Investment Strategy
The West Suffolk Investment Strategy (2017) aimed to “make sure businesses, partners
and investors know what opportunities there are and where we will be focusing our
investments and energies”. 13 However, this plan had a short timescale, covering the
period 2018-2020. The Strategy defined the strategic business priority as being “growth
13

West Suffolk Council (2017) West Suffolk Growth Investment Strategy
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in West Suffolk’s economy for the benefit of all our residents and UK plc.” The Strategy
stated that it would:
•

lobby for a better connected West Suffolk in terms of transport and digital
connectivity;

•

promote West Suffolk as a place to do business so as to attract investment and
innovation that increases salary levels and encourages the right mix of jobs to grow
our economy;

•

invest and promote our local places by building on their unique qualities through
specific local strategies, projects and environmental services, and

•

develop our current and future local workforce through education, training and
opportunities for all.

The Strategy’s areas of focus were: supporting new and innovative start-ups; ensuring a
supply of quality move-on space to meet demand from growing businesses and creating an
environment to attract new businesses which create the right mix of jobs to grow the
economy.

2.4 Functional Economic Market Area
One of the basic requirements of an ELR is to define the Functional Economic Market Area
(FEMA). This task was undertaken in the earlier ELRs for the previous administrative areas,
and Figure 2.1 brings these together into a unified map. The FEMA is shown by the orange
line. The map also shows the labour market area (red dash); housing market area (green
dash) and commercial property markets (purple dash).
Figure 2.1 Functional Economic Market Area
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2.5 Issues facing spatial planning
Preparing Local Plans today is far more problematic than it was a couple of decades ago, or
even one decade ago. The economic, business and technological landscapes are evolving
at accelerating rates, bringing in their wake enormous change and uncertainty. The Covid-19
pandemic of 2020-21 has simply added to the level of uncertainty. The combined impact of
the wide-ranging changes occurring raise enormous questions around the future of work and
the nature and quantum of buildings needed going forward.
We capture the drivers of change in Figure 2.2. Forecasting future land and premises
requirements against this context is fraught with difficulty. The key point here is the direct link
between economic, business, technological, social and environmental trends and their
impact on the nature of demand. Such drivers of change will have profound impacts on the
demand for employment space over the next two decades, even within the coming decade.
Figure 2.2 Drivers of change and property products

Sectoral change
In short, spatial planning is now taking place within a context that is possibly more uncertain
than any period in the past. Uncertainty in this context is not a negative term, but reflects the
breadth and depth of change that is occurring, with few predictable outcomes.
•

Retail High streets and town centres continue to be ravaged by the impact of
structural change in the retail sector. For well over two decades, high streets have
faced a threat from sprawling shopping malls and, to a lesser extent, out-of-town
shopping centres. There is little doubt that fixed real estate costs have also caused
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major problems for retailers (not least Business Rates and escalating rents). Then
there is the growing competition from online sales.
The UK’s adoption of online shopping is one of the most rapid in the world and
internet sales as a proportion of total retail sales have grown from little more than
3% in 2007 to nearly 20% today. The economic malaise of recent years (‘the
austerity years’) has suppressed demand and encouraged discount retailers; while
the national minimum living wage has added to retailers’ costs.
The overall impact has been immense: in 2020, the sector suffered c180,000 job
losses, and this is expected to rise in 2021.
•

Offices The office market has been evolving rapidly for the past two decades. As
technology is transforming work, so the operational environments of businesses are
having to respond. The critical nature of connectivity, changing corporate structures,
the priorities of knowledge workers and the reduced importance of the ‘corporate
island’ in favour of more complex web of supply chain relationships have all been
changing the nature of demand for space.
The role of the office is increasingly acknowledged as enabling people to interact
and collaborate; it is expected to provide a wider range of settings in which
individuals and groups work in more dynamic ways compared with much of the
more solitary work of the past. 14
Since the turn of the century, the flexible space market has evolved. The
importance of this trend here is the changing nature of demand from SMEs, who
want good quality space on flexible terms. Figure 2.3 illustrates the dynamics of
this market.
Figure 2.3 Flexible space market

14

Ramidus Consulting (2015) Future Workstyles and Future Workplaces in the City of London
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According to recent research from JLL, upwards of 30% of all commercial office
space might be consumed as flexible space by 2030. 15 This process is likely to be
quickened by the impact of the pandemic.
•

Industrial Traditional industrial (manufacturing) activity has been in terminal
decline for many years. Over the past three decades the economy has become
dominated by the service sector; amply demonstrated by the fact that
manufacturing (industrial) employment has shrunk by almost four-fifths since the
mid-1980s, while financial and business services jobs more than doubled.
Consequently, much ‘industrial’ employment space is now occupied by firms who
are product and service based, rather than producers per se. The majority of
industrial buildings are now occupied by businesses that require higher
specification, flexible space, often with office content. Indeed, many industrial
premises today are occupied by non-industrial businesses, with much employment
on designated sites of a non-industrial nature. Start-up units and affordable space
will be increasingly important.
Moreover, many of the activities in these buildings use a blend of production,
storage, office, creative and sales space. In other words, they are occupying
‘hybrid’ space, undertaking activities that do not fit neatly into one of the traditional
Use Classes. Certainly, the Use Classes definitions fail to recognise the breadth
of activities taking place. This causes problems when, for example, policies seek
to release ‘industrial’ land that is, in fact, meeting the demands of a much richer,
and economically critical, demand profile.

•

Logistics There are a number of pressures and opportunities facing the logistics
sector, some of which are Brexit related. For example, one impact is likely to be
new demand for chilled and bonded facilities. Proposals for Freeport East at
Felixstowe, with c100,000 sq m (c1.0m sq ft) of space and, proposals for Suffolk’s
largest single warehouse at Bury St Edmunds of 80,800 sq m (c870,000 sq ft),
being built for Belgian logistics company Weerts Group, are symptoms.
Logistics facilities have been growing larger and larger. Where once 30,000 sq m
(323,000 sq ft) broadly, equivalent to around seven full-sized football pitches, was
considered to be a large footprint, today it is the average. Sheds often now reach
towards 100,000 sq m (c1.0m sq ft), and in recent times have far exceeded even
this size. These large logistics facilities are often fully automated with high bay
racking, sometimes in total darkness with only the whirring of environmental
systems and robotic machines. A recent survey of all warehouses in the UK over
c100,000 sq m (c1.0m sq ft) showed 1,500 units, with a total floorspace of almost
40 million sq m (400m sq ft). Of this total, 20% was used by retailers, 15% by food
retailers and 18% by third party logistics firms. 16
Urban logistics is a reflection of the growth of online shopping. There are a number
of property products resulting, and Segro identify five. 17
•

Hub and spoke where depots serving a sub-region of the London market are
provided with goods from a larger hub location outside London

15

JLL (2017) Workspace, Reworked: Ride the Wave of Tech Driven Change
Savills & United Kingdom Warehouse Association (2017) The Size and Make-up of the UK
Warehousing Sector
17 SEGRO (2017) Keep London Working: the Economic and Social Impacts of Logistics in London
16
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•
•
•
•

Consolidation centres which enable deliveries from a variety of firms to be
amalgamated into fewer vans in outer London before despatch
Last mile solutions which focus on the final point of delivery. This includes
narrow delivery timeframes and rapid delivery responses such as one hour or
same day delivery
Click and collect which enables online consumers to place an order for a
good online and collect from a local store or alternative pick up point
Reverse logistics and returns processing where vans are filled in their
return journey with waste products and other goods for delivery to the store or
depot.

This brief summary of changes in a nature of demand for employment space suggests a
picture of great uncertainty in established industries and sectors. There are also emerging
industries related to energy production, agriculture (eg controlled environment farming),
biotechnology and life sciences. These will also be making more and novel demands on
buildings and employment land generally.

Discussion
Against this backdrop of enormous uncertainty, Employment Land Reviews are expected to
take a twenty-year perspective. It is clear however, that the traditional ‘shops, offices and
industrials’ categorisation of the real estate market, and the Use Classes Order of the
planning system, are outdated, and it will become increasingly important to adopt a more
‘activity-based’ approach.
Figure 2.4 illustrates such an approach. The traditional ‘shops, offices and industrials’
sectors are replaced by Level One headings: Consumption, Knowledge-economy and
Commerce. These reflect contemporary economic linkages and allow, for example,
wholesale activities to be grouped with retail as part of consumption (rather than as part of
the ‘industrial’). Other Level One headings not included here could comprise Leisure
(including: cafes, clubs, hotels, gyms, pubs, restaurants and sports facilities) and Living
(including: care homes, flats, houses and student accommodation).
Figure 2.4 Activity-based planning

Source: Ramidus Consulting
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Each Level One heading is then broken down into Level Two activities to reflect locational
and building differences. This encourages a subtler approach to land use planning. For
example, rather than calculating how many B1(a) jobs will need to be accommodated, this
model encourages spatial planners to take a more differentiated approach to the types and
land and buildings they will require. For example, it highlights secondary office space, which
is the backbone of the SME and start-up sectors, but rarely given any special attention (such
as protection) in land use terms.
Level Three activities then describe the nature of the work that is taking place. The approach
discourages overly-simplistic land use designations such as Strategic Industrial Land (SIL)
and Locally Significant Industrial Site (LSIS), which reinforce perceptions of an outmoded
pattern of land use. For example, Light Industrial uses are broken down into product-based
and service based activities. Each requires subtly different types of property and employ
different worker skill profiles.
Importantly, the framework recognises hybrid space. For example, in the Light Industrial
element of Commerce, there is a hybrid office category, recognising activities where the
work environment resembles an office rather than a traditional industrial environment.
Similarly, there is a hybrid office category for customer-facing activities on high streets.
There are clearly implications in terms of the nature of demand for space.

2.6 Implications of changes to UCO, PDR and Article 4
As well as the drivers of change shown in Figure 2.2, the planning system itself is changing
rapidly through Government policy. In this section we outline three of the more significant
issues: (a) changes to the Use Classes Order and the introduction of Class E; (b) changes to
Permitted Development Rights (PDR) and (c) changes to Article 4 Directions.

Use Classes and the new Class E
In April 2020, the Government announced significant changes to the use classes system in
England (Use Class Order 1987) through the new Town and Country Planning (Use
Classes) (Amendment) (England) Regulations 2020. The main driver of change has been a
perceived need to enable the repurposing of buildings on high street and town centres. The
changes to the Use Classes Order in England will have a substantial impact on town centres
particularly where there is significant office and light industrial stock.
The changes introduce three new use classes (E, F1 and F2). The most significant change
is the creation of a new “Commercial, Business and Service” use called “Class E”. This
brackets together a wide variety of uses into a single use class. The residential (C classes),
general industrial (B2) and storage and distribution (B8) use classes remain unchanged,
except for a new cross-reference in the B2 class to the new Class E.
The new E category use class for ‘commercial, business and services’ is a very broadranging use class, incorporating retail space (use classes A1-A3), office space (B1), as well
as other elements including research and development facilities; industrial uses; elements of
the previous D1 Use Class including clinics, health centres, creches, day nurseries and day
centres, and elements of the previous D2 Use Class, including gyms and most indoor
recreations. The A4 (pubs or drinking establishments) and A5 (takeaways) have moved to
the Sui Generis category.
Throughout this report, where reference is made to Class B1, Class B1(a) and all B Classes,
it should be noted that Class B1 has been replaced by new class E(g)(i) offices, E(g)(ii)
Research & Development and E(g) (iii) light industry.
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B2 General Industrial applies to use for an industrial process other than one falling within
class E(g), previously class B1, excluding incineration purposes, chemical treatment or
landfill or hazardous waste. Sui generis (in a class of its own) applies to a range of activities,
including but not restricted to: theatres, arcades, launderettes, waste disposal, including
incineration, nightclubs, betting shops and cinemas.
As stated above, the changes are largely a response to trends in the retail sector and their
impact on the vitality of high streets. In principle, the changes will enable greater flexibility in
how buildings are used within town centres; but previous experience has also shown that the
impact can have unintended consequences. For example, a significant amount of office
space was converted to residential following the previous extension of PDR in 2013,
benefitting town centre living but exacerbating shortages of office space in some markets.
Of course, one of the greatest impacts of the changes, with such a broad range of uses
within the single new class E category, will be on the ability of local authorities to control the
nature and occupier combination within their centres. The effect of the changes will be to
leave town centres uses largely to short-term market forces. There will also be implications
away from town centres, in particular, change of use from office to residential and potential loss
of B1 allocations to residential putting at risk the ability of local planning to meet longer term
employment needs.
The potential extent and pace of change will be tempered by a range of factors, including
restrictive lease covenants, limitations attached to planning permissions and legal
agreements and physical constraints.
However, there can be little doubt that the nature and purpose of high street looks set to
change dramatically over the coming years. The positive interpretation is that the changes
offer greater flexibility for the occupational mix of high streets to respond more quickly to the
unprecedented and unpredictable changes in occupational demand currently affecting high
streets.

Permitted Development Rights
In parallel with the changes to the Use Class Order, the Government has also implemented,
a series of changes to PDR. In summary, the following additional permitted development
rights are available:
•

From 31 August 2020, a new permitted development right allowing the demolition
and rebuilding of “vacant and redundant” office and light industrial buildings into
dwellings, without planning permission.

•

From 31 August 2020, new permitted development rights to enable the upward
extension, by up to two storeys of existing post-war homes. These rights were also
extended to include the creation of new homes above terraces, offices and shops,
without planning permission.

•

From 1 August 2021 a powerful new use class, MA (Mercantile to Abode) took
effect. This adds some restrictions to changes from Class E to residential, including,
inter alia, the requirement for business space to be vacant for at least three months,
to be in continuous Class E use for two years at the time of application and limiting
the floorspace that can be changed to 1,500 sq m in any one building. The
restrictions still exclude most retail units.
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As previously, both rights require that prior approval is sought from the local authority in
terms of traffic and highway matters, air traffic and defence asset impacts, contamination
risks, flood risk, the external appearance of the building, the provision of adequate natural
light in all habitable rooms of the new dwellings, impact on amenity of the existing building
and neighbouring premises including overlooking, privacy and loss of light, and the impact
on any protected views.
It is important to recognise that the revised PDR will be conditional upon the building:
•
•
•
•
•

having a floorspace of no more than 1,500 sq m (16,150 sq ft);
being vacant for at least three months before seeking prior approval;
having been in Class E for two years before benefitting from the right;
not being listed, nor being within the curtilage of a listed building; and
not being within a protected or designated area (i.e. AONB, National Park, the
Broads, World Heritage Site, SSSI or Scheduled Monument), with the notable
exception of Conservation Areas, where the right will apply.

The key constraint is that the upward extension rights will only apply to existing residential
dwellings or purpose-built, detached blocks of flats. Mixed-use buildings will not benefit from
these new rights.
The local impact of PDR is discussed in more detail in Section 4.3.

Article 4 Directions
Among the most recent amendments to the NPPF, the Government has announced that it
will encourage the use of Article 4 Directions in a “highly targeted way” to protect core,
historic high street areas whilst not restricting the ability for much needed housing to be
delivered. The new policy will apply to all Article 4 Directions. The new Paragraph 53 of the
NPPF reads:
Where they relate to change from non-residential use to residential use, [they will] be limited
to situations where an Article 4 Direction is necessary to avoid wholly unacceptable adverse
impacts (this could include the loss of the essential core of a primary shopping area which
would seriously undermine its vitality and viability, but would be very unlikely to extend to the
whole of a town centre).
In other cases, [they will] be limited to situations where an Article 4 Direction is necessary to
protect local amenity or the well-being of the area (this could include the use of Article 4
Directions to require planning permission for the demolition of local facilities).
In all cases, [they will] be based on robust evidence, and apply to the smallest geographical
area possible.
This differs to the current wording, which broadly just states that Article 4 Directions “should
be limited to situations where this is necessary to protect local amenity or the well-being of
the area”. It is clear that the change of wording is aimed at targeting certain areas, for
example historic high streets or primary shopping areas. This means Local Planning
Authorities will need to be very careful in where Article 4 Directions are used, that they are
necessary and there is a strong evidence base to underpin them.
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Effects of the changes
Landowners, occupiers and other business operators with the benefit of Class E uses will
now have a much broader array of options available to them in terms of possible uses of
their sites. In terms of the new permitted development rights, the ability to demolish and
replace office and light industrial buildings with dwellings provides another avenue to
enhance value. While in some cases this might result in properties without any other viable
use being creatively repurposed as residential accommodation, in other cases it will simply
denude the available stock of employment space.
The key question here is: what impact will these changes to the planning system have on the
District of West Suffolk? An Employment Land Review is concerned with the prospects for
the types of jobs associated with the previous ‘B’ class – largely office, light industrial,
industrial and warehousing. In this context, West Suffolk does not have any large
concentrations of corporate office buildings in its main centres and in this sense, at least, the
impact will be softened.
Many of West Suffolk’s office buildings are located within larger commercial areas of mixed
office, industrial and warehousing use. In so far as much employment space located in such
a context (see for example the main concentrations of employment space in Bury St
Edmunds, Haverhill and Mildenhall) it is unlikely to be attractive to developers for conversion
to residential use.
There may be an impact on town centre employment; the most significant being a change
from a high density use such as office, to a low density use such as a gym.
What is more likely, and which will have a greater impact in West Suffolk compared to more
urban areas, is that there will be a disproportionate impact on small and affordable space in
cases where there is less critical mass of commercial stock. Furthermore, the smaller and
more marginal light industrial activities are likely to come under increasing pressure for
conversion.
Whilst it is possible that a large out-of-centre B1 office building with no restrictive conditions
could be converted to retail use without planning permission or an assessment of the impact
on the town centre or application of the sequential test, allowing retail uses to occupy out-ofcentre buildings would run counter to the objective of nurturing town centres.
Landlords will also need to be cognisant of the new arrangements when looking at leases
and the extent of use that is authorised. Allowing too broad a permitted use could result in
undesirable changes of use within the scope of the lease, and landlords will not be able to
fall back on the planning system as a bulwark against such changes.

British Property Federation: Employment Land Manifesto
Concern about the dwindling supply of distribution and light industrial land and premises was
recently raised at a property industry level by the British Property Federation. It launched its
Employment Land Manifesto in July 2021. Most significantly, the report noted that the
Government’s Planning for the Future White Paper made no meaningful reference to the
need to plan effectively for employment land. It argued that planning for new housing
delivery without considering the relationship between new homes and employment land was
short-sighted. Among the Manifesto’s key proposals were the following.
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•

•
•
•
•

Introduce a presumption in favour of logistics development. Demand for modern
logistics property is outstripping supply, yet the Local Plan process is too slow to
respond, slowing down opportunities for new employment vital to UK recovery.
Improve cross-boundary planning to deliver strategic employment opportunities
through new spatial planning powers.
Reinforce logistics in Local Plans.
Establish industrial and logistics-friendly design codes.
Introduce an Employment Land Delivery Test, similar to the Housing Delivery Test
or Five-Year Housing Land requirement, to ensure that a commensurate amount of
employment land is brought forward to counterbalance housing.

The Federation stated that the Government should not waste untapped potential for planning
to unlock considerable economic and social value, and that planning reforms with a linear
focus on housing would not be adequate to create new, thriving and sustainable
communities: the role of employment land in supporting new housing delivery should be
better understood.

Overview
Real estate markets have witnessed profound and pervasive changes in the nature of
demand over the past decade. In land use planning terms. All Use Class categories have
been affected and the nature of change will have a growing impact on the value and utility of
existing stock. And while some properties might become obsolete to changing demand, so
new forms of property and occupation are emerging. The simplistic ‘shops, offices and
industrials’ is becoming obsolete as a descriptor of the commercial sector.
The key implication here is that an Employment Land Review, which takes a 20+ year
horizon, must be cognisant of current changes taking place and their known or likely impact
on the demand-supply balance.
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3.0 Economy and employment
West Suffolk had a population of 177,300 in 2020, with a lower percentage of working age
population than the regional or national averages. Economic activity rates are high at 82.5%,
significantly above the regional and national average.
Qualifications of the resident workforce are below the regional and national averages and a
comparatively high proportion of workers are employed in skilled trades and in sales and
customer services occupations.
Job density in the District is quite high with more jobs than working age population. A
particularly high proportion of jobs are in the Administrative And Support Service Activities.
However, 18,000 out of a total of 99,000 in the District are in the ‘General cleaning of
buildings’ sector (accounted for by a single employer with its head office in Bury St
Edmunds, and staff distributed more widely), which may mean that not all the economic
activity takes place in the District. (The forecasts for employment and land supply in the
District take this factor into account). The District is also over-represented in manufacturing
employment which accounts for just over 10% of all jobs.

3.1 Sub-regional economy overview
The Norfolk & Suffolk Economic Strategy noted that between 2014 and 2017, the two
counties created 43,600 jobs, 5,710 new businesses and 18,850 new homes. Over £350m
of government funding was secured in a wide range of projects to improve skills, drive
innovation, support growing businesses and improve transport and other infrastructure. Over
£260m of private sector funding was unlocked, outstripping the original commitment of
£199m by 2021. 18
The same strategy set further ambitious goals for the period through to 2036. These include
adding £17.5bn in real terms to the economy; creating 88,000 new jobs, 30,000 new
businesses and 140,000 new homes. The targets also include having a GVA per hour of
£39, increased median wages by £200 more per week and 66% of the population holding
NVQ3+ qualifications.
The Economic Strategy suggests that Norfolk and Suffolk together have a diverse and wellbalanced economy, with growing and important specialisations that make a significant
contribution to the national economy. These include globally important clusters in ICT and
telecoms, life sciences and genomics, clean energy and financial industries. The region does
however confront a number of challenges.
For example, according to the Economic Strategy Evidence Report, the majority of new jobs
growth in Norfolk and Suffolk has largely been in typically low-paying industries and
activities. 19 These now account for well over half (52.5%) of all jobs in the two counties, a
significantly higher share than the national average (47.4%). Moreover, the ‘gig-economy’ is
growing. Since the recession, a third of all new jobs in the two counties have been driven by
the self-employed (double its actual share of total jobs), whose numbers have increased by
18.3% since 2009. Part-time and temporary roles have represented 20% of all new jobs
since 2009, slightly ahead of the national average of 15%.
The Economic Strategy Evidence Report was published in 2017, and is therefore five years
old at the time of writing. It might therefore be somewhat dated, but it does point to
18
19

Norfolk & Suffolk Unlimited (2017) Economic Strategy for Growth and Opportunity Nov 2017
New Anglia LEP (2017) Economic Strategy Evidence Report December 2017
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comparative under-performance in the sub-regional economy in recent years. As such, they
provide useful context for this ELR.

Freeport East
One of the most significant sub-regional economy events in recent times has been the
announcement of Freeport East, one of eight new Freeports announced by the Chancellor of
the Exchequer in spring 2021. It will be a hub for global trade and national regeneration.
Including Britain’s busiest container port, two major ferry ports and located close to the East
Coast green energy cluster, Freeport East will offer facilities to benefit traders,
manufacturers and clean energy suppliers. It will create 13,500 new jobs and generate
£5.5bn GVA over 10 years.
Centred upon the Port of Felixstowe and Harwich International Port, it is on the world’s major
trade routes connecting the UK directly with markets around the world. It aims to attract
global investors looking to use the UK as a springboard to access European markets and
beyond. It will be operated by Hutchison Ports, the globally experienced port and related
services division of CK Hutchison Holdings Limited (CK Hutchison).
Freeport East offers sites for early development and occupation by prospective tenants. The
first phase of Freeport East Felixstowe already has planning consent; and a planning
application has been submitted for Freeport East Gateway 14. Both sites are expected to be
ready for development immediately upon formal designation of the Freeport. The necessary
applications for the development of Freeport East Harwich will be submitted shortly to allow
developments to begin onsite in 2023.
For West Suffolk, Freeport East underscores the importance of the A14 arterial route from
the port through Bury St Edmunds and on to Cambridge and the Midlands. It is likely to
make the route more attractive to distribution activities and increase demand for new land
allocations along the route. This point was underscored in August 2021, when Babergh Mid
Suffolk’s council gave the go-ahead for a 23ha business and logistics park on a greenfield
site that will form part of a prospective freeport. The project, submitted by developer
Gateway 14 Limited, will see the phased redevelopment of open farmland adjacent to the
A14 in Stowmarket, including B2 (general industrial), B8 (storage or distribution) and E(g)
office, research and industrial uses.

Corridors of growth
It should also be noted that at least three ‘corridors of growth’ are being promoted in the
region. These promotions are at various stages of development; in terms of solid evidence
for this ELR, it must be conceded that they are partly aspirational. As such, this report does
not directly base any conclusions on them but they do point to concentrations of economic
activity that should be recognised as strengths in West Suffolk’s area and wider FEMA.

Cambridge-Norwich Corridor of growth
There is a long history of describing particular areas of economic activity in terms of
corridors of growth. For example, there have been the M11 London-Cambridge Corridor; the
M23/A23 Coast-to-Capital Corridor; the M4 Thames Valley Corridor and, of course, the
Oxford-Cambridge Arc. At one level, these are simply marketing strategies to encourage
inward investment and planning for growth. But, at another level, provide a focus for studies
such as this, helping to define the economic character of an area and its prospects.
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This is relevant because there has been relatively recent discussion about the Cambridge to
Norwich axis as a coherent economic corridor. Here we briefly review three of the more
recent reports, to highlight the wider economic context to the West Suffolk economy.
Bruton Knowles: A11 Growth Corridor Feasibility Study Bruton Knowles, with the
support of AMION Consulting, was appointed by South Norfolk Council, Breckland Council,
and Forest Heath Council (pre-dating the formation of WSDC) to prepare a Feasibility Study
to inform the establishment and delivery of the A11 Growth Corridor project. 20 The key aims
of the commissioning councils were
•
•
•
•

to secure substantial economic growth within the A11 Corridor with a focus on
advanced manufacturing & engineering and agri-tech;
to align employment growth with a significant increase in housing accommodation
within the Corridor;
to support the ambitions of the Growth Deals for Greater Norwich and Cambridge,
and the wider growth policy framework; and
to make the A11 Corridor a recognised location for investment activity in order to
support and add value to the wider sub-regional offer.
Figure 3.1 Bruton Knowles A11 Growth Corridor

Source: Bruton Knowles (2017)

The allocated employment sites in the seven major development areas offer the potential to
deliver 708,000 sq m (7.62m sq ft) of industrial and commercial floorspace and 14,900 gross
and 8,700 net additional jobs.
In Forest Heath, Kings Warren and the Kings Warren Extension were identified as having
potential for the establishment of a Technology Hub, while the Approach to Red Lodge site
was identified for office (including research-related) employment and more general
manufacturing and engineering uses. Additionally, an opportunity was identified to
20

Bruton Knowles (2017) A11 Growth Corridor – Feasibility Study South Norfolk, Breckland & Forest
Heath
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strengthen Newmarket Business Park as a key location for general employment and logistics
uses.
Cambridge-Norwich Tech Corridor : The Life Science Opportunity This report
introduces the corridor as being at the forefront of a new era for life sciences and ‘medtech’
as the world changes to meet the needs of our growing and ageing population. 21 It suggests
that £1.1bn GVA is generated annually by the corridor’s life science businesses; that 8,900
people are employed by life science firms in the region, and that, at 9.7%, five year
employment growth in the sector is running at double the national average.
The study identified an ‘Agritech, Agrifood, Genetics and Bio Science’ cluster around
Mildenhall, Haverhill and Red Lodge (Figure 3.2).
Figure 3.2 Cambridge-Norwich Tech Corridor

Source: New Anglia LEP (2017)

Perkins & Will: The Cambridge Norwich Tech Corridor The most recent study of the
Norwich-Cambridge axis was undertaken by international architectural practice Perkins &
Will. 22 The stated Vision is for the tech corridor to be
internationally recognised as a top-tier destination for technology firms looking to
establish, grow and cluster, for highly skilled workers looking for a rewarding career
with a strong purpose and a rich quality of life, and for businesses and investors
seeking the next high-value, sustainable opportunity.
The Perkins & Will report summarised some of the economic features of the corridor. These
include a ‘vibrant’ £27.3bn economy that has grown by 13.5% since 2020; over 12,000
knowledge intensive businesses employing over 55,000 people; scientific and R&D
21
22

New Anglia LEP (2017) Cambridge-Norwich Tech Corridor : The Life Science Opportunity
Perkins & Will (2020) Cambridge Norwich Tech Corridor: Vision and Spatial Strategy Report
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employment growth of 40% since 2010, and economic clusters in life science, med tech,
agri-food and agri-tech, renewable energy and big data.
The research assessed all assets within centres, in terms of their economic performance
and prospects of growth within their areas of impact: number of high-growth companies and
future developments within a 3.5km radius, measured on road and street network. From
these, clusters were identified where several of the areas of impact overlap (Figure 3.3). The
15 Growth Clusters mapped are the basis for the Spatial Strategy and Vision for the Tech
Corridor. In order to present specific strategies for these locations, analysis of the industry,
real estate market and demographics within these clusters is set out in the following
sections.
Figure 3.3 Tech Corridor growth clusters

Source: Perkins & Will (2020)

The research identified over 500 ‘high growth’ companies within the Tech Corridor growth
clusters. These are supported by a wider, mature, and successful industry ecosystem
comprising over 700 high growth companies.
Significant expansion is identified in the markets around Cambridge, Bury St Edmunds,
Norwich or Great Yarmouth. Office and retail transactions are identified within the central
area of the Tech Corridor, signalling activity in these areas and balancing the industrial
ecosystem already existing in the centre of the Tech Corridor.
The Tech Corridor brings together business and political leaders across private and public
sectors, to amplify the region’s collective strengths in science, technology and strategic
leadership. The Tech Corridor Delivery Team works closely with partners within four District
Councils, two County Councils and two Local Enterprise Partnerships.
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3.2 West Suffolk economy
The District is located in Suffolk in the East of England region. It has a largely rural nature,
and its main towns include Brandon, Bury St Edmunds, Haverhill, Mildenhall and Newmarket
(Figure 3.4). These centres form the main employment locations in the District. West Suffolk
also has an important tourism and visitor economy, focused on its historic towns and
attractive rural landscape.
Figure 3.4 the West Suffolk District

In 2020, West Suffolk had a resident population of 177,300, 23 which has grown from
154,000 since 2000, and from 171,000 since 2011. The District has an economically active
population of 91,200. This translates to 82.5% of 16-64 year olds, and compares favourably
with the East region (80.4%) and nationally (78.4%).24 Unemployment in November 2021
was running at 2.8%.
The District is adjoined by the local authorities of King’s Lynn and West Norfolk to the north;
Breckland to the north east; East Cambridgeshire and South Cambridgeshire to the west;
Braintree to the south and Mid Suffolk and Babergh to the east. The city of Cambridge
located approximately 20km from the south west border of the District.
The District is home to two of the largest military air bases in the UK, RAF Lakenheath and
RAF Mildenhall, as well as the headquarters of the British horse racing industry at
23

Office for National Statistics (2021) Population estimates for the UK, England and Wales, Scotland
and Northern Ireland
24 NOMIS https://www.nomisweb.co.uk/reports/lmp/la/1820328123/report./town/west/suffolk/tabeinact
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Newmarket. The Newmarket area is renowned as the birthplace and global centre of
thoroughbred horse racing, underpinning major economic sectors including horse training,
breeding and bloodstock, and equine health and a related tourist economy.
The District has strengths in agriculture, food and drinks processing, with a strong brewing
industry concentrated around Bury St Edmunds. Proximity to Cambridge bestows on West
Suffolk a focus for the biotechnology sector – especially concentrated around Haverhill,
which has established major biotechnology employers and a large industrial estate, a
business park, and most recently the Epicentre a hub for early stage biotech businesses.
The strategic road network across West Suffolk includes the A1065, A1307, A14, A11, A134
and A143. The A11, linking Norwich to Cambridge and London, has been identified as a
Growth Corridor by the New Anglia LEP. The key rail routes passing through the District are
the Peterborough to Norwich line, the Felixstowe to Nuneaton line, and the Cambridge to
Ipswich line. The District has access to the rail network via stations in Brandon, Bury St
Edmunds, Lakenheath and Newmarket. This line offers connections to London King’s
Cross/Liverpool Street via Cambridge, or London Liverpool Street via Ipswich.
The District’s rural character combined with relative accessibility ensure the house prices are
relatively high (Figure 3.5). The chart illustrates how West Suffolk, albeit narrowly, has
nudged ahead of other districts in recent years in terms of house prices.
Figure 3.5 Median price paid for semi-detached houses by local authority, 2008-2020

Source: ONS 25

3.3 The main centres
The existing settlement hierarchy for the former Forest Heath and St Edmundsbury areas, as
set out in the adopted in Local Plans, is being reviewed in the new West Suffolk Local Plan.
However the two top tiers in the hierarchy are not proposed to change. In terms of informing
the ELR, the Council has directed it should refer to two upper tiers, Towns and Key Service
25

ONS (2021) House Price Statistics for Small Areas Dataset 9 Median price paid for administrative
geographies
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Centres, with all settlements lower in the hierarchy, mostly with very few or no employment
opportunities, referred to as Small Settlements or Rural Settlements.
The upper two tiers comprise the following.
•
•

Towns: Brandon, Bury St Edmunds, Haverhill, Mildenhall and Newmarket.
Key Service Centres: Clare, Barrow, Kedington, Lakenheath, Ixworth, Red Lodge
and Stanton.

Towns
Brandon Good links and accessibility are critical features of Brandon. It is just ten minutes
from the A11; and Cambridge and Norwich are within 30 and 36 miles, respectively. There is
an hourly rail service to Norwich and Cambridge. The natural environment is also a factor in
the town’s prosperity. Brandon is in The Brecks, a protected area with a unique flora and
fauna which draws visitors interested in its wildlife and beauty.
Manufacturing, construction, engineering and logistics businesses are based in Brandon,
and the town is also a service centre for the local population and American air force families.
It has a good range of services and independent shops as well as a twice-weekly market.
Opportunities may exist on the existing London Road Industrial Estate at Brandon for B1
(former Use Class), B2 and B8 uses, albeit they may be limited due to the SPA
environmental constraint.
Bury St Edmunds The largest town in West Suffolk (population 41,000 and growing) and
part of the prosperous Cambridge sub-region, Bury St Edmunds benefits from its situation on
the A14 corridor linking Felixstowe with the Midlands. Many local businesses remain linked
to agriculture and food production (with household brands such as Branston Pickle, British
Sugar, Claas UK and Greene King) and advanced manufacturing; but more recently financial
and professional services have grown, alongside retail.
The town is a key centre of employment, and is home to over 12 business parks and
industrial estates, several with high quality employment space. The town’s status as a key
focus for employment will be enhanced over the medium-term with the development of the
Suffolk Business Park Extension, one of the newest commercial areas. The 72ha extension
is located at Junction 45 of the A14.
At the same time, investment is being targeted at the town centre, based on a 2017
masterplan. In the latest phase, the Council has secured £205,000 from the Suffolk
Inclusive Growth Investment Fund (SIGIF) which supports projects that respond to the
significant impact of COVID-19 on Suffolk’s businesses, employees, and the local
economy. The money will help with utilising vacant shops and with he lping start-up
businesses to trade and find permanent premises.
Haverhill With a population of 27,000 Haverhill is the fastest growing town in the county.
The town benefits from its position on the Suffolk, Essex and Cambridgeshire borders.
Haverhill Research Park is a 6.9ha greenfield site originally targeted as B1(a), B1(b) and
B1(c) use, and providing potentially 41,800 sq m (450,000 sq ft) of office, R&D and light
industrial space and supporting accommodation for a wide spectrum of companies from
start-ups to global players. The EpiCentre, a c3,000 sq m (30,000 sq ft) innovation centre
and coworking space has been constructed as a catalyst for the Research Park. The
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landowner successfully appealed against the refusal of a planning application to develop the
two largest plots as residential. This is discussed in more detail in Section 4.3.
Development land is also available at the 8.9ha Haverhill Business Park, an established
industrial area where there are already prestigious biotech names, such as Sanofi and
Sigma Aldrich, as well as many other large nationally and internationally renowned
companies such as Culina and International Flavours and Fragrances.
The units at the Menta Business Centre in Hollands Road, which have central services such
as a reception and meeting rooms, provide flexible and cost-effective accommodation for
start-ups and small enterprises.
Sanofi is one of the largest global pharmaceutical companies involved in world class
research into developing therapies for rare and debilitating diseases. It has more than 350
staff at its Haverhill operation employed in the manufacture of sevelamer hydrochloride and
sevelamer carbonate, which are the active ingredients in Renagel and Renvela. Sanofi was
one of the original biotech companies to be based in Haverhill in the early-1980s, just a few
years after the first science park opened in nearby Cambridge.
Mildenhall Situated 26 miles from Cambridge, adjacent to the A11, Mildenhall has key
clusters of employment which can be found at the industrial estate to the north of the town
where manufacturing and wholesale sectors account for much of the business activity.
Employment elsewhere in the town is relatively mixed and generally located in and around
the town centre.
Mildenhall is home to a significant number of engineering and manufacturing businesses
located on the industrial estate. Pharmaceuticals and electronics are also strong sectors.
Red Lodge 8ha of development land remain at the Kings Warren Business Park part of the
expanding village of Red Lodge, located on the A11 five miles from Mildenhall. The site has
planning consent for office, industrial and warehousing.
Lakenheath The United States Air Force has strong historical links with the area. Nearby
RAF Lakenheath is set to expand, bringing more service personnel on to the base. The
Mildenhall airbase had been earmarked for closure from 2027, but in July 2020 it
emerged that, under new plans, the base had been saved from closure. New plans
drawn up by the US military for its forces in Europe, following the withdrawal of
almost 12,000 troops from Germany, meant that the 2,500 personnel would now
remain in the UK.
Newmarket With a population of 16,600 people, Newmarket is West Suffolk’s third largest
town. There are several commercial areas, including Newmarket Business Park where there
are four acres of development land available for office, R&D, industrial and warehousing.
The good transport links make Newmarket a natural choice for a regional distribution centre.
But it is as an equine cluster that Newmarket is known all over the world.
The expertise built up over several hundred years has created a business sector worth more
than £200m to the local economy and continues to present new opportunities for
entrepreneurs. Newmarket’s position as the home of horseracing means there are more
racehorses, trainers, stable staff, stud farms and racing organisations based in and around
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the town than anywhere else in the world. The horseracing industry is directly responsible for
about 3200 jobs and the £208m benefit to the wider local economy supported 8500 jobs. 26
Newmarket is on the A14, close to where it meets the A11 and just a quarter of an hour from
Cambridge and half an hour from Stansted Airport. This proximity to Cambridge means that
Newmarket is the location within West Suffolk most likely to benefit from some ‘Cambridge
effect’, as business look outwards and see the availability of land and premises and the
competitive rents and other overheads. As a result, high-tech businesses have emerged
alongside light engineering, manufacturing and the service industry.

3.4 Employment sectors
The largest employment sectors (Figure 3.6) today are Admin & Support Services (22,000),
Wholesale & Retail (14,000), Human Health & Social Work (11,000) and Manufacturing
(10,000).
Figure 3.6 Employment by sector, West Suffolk, 2020

Source: ONS (2020) Business Register and Employment Survey

It should be noted however that these figures are somewhat distorted by the contract
cleaning sector which accounts for around 17,000 of the jobs in the Admin & Support
Services sector and accounts for 17% of all employment in the District. Much of this activity
will not take place in West Suffolk.
Jobs in Information and Communications, Real Estate and the Public Sector have been fairly
stable over the period 2015-2020. Manufacturing and Transportation & Storage have risen
slightly; while Wholesale & Retail has fallen slightly. The fastest growth has been in
Professional & Scientific (+11%), Transport & Storage (+16%), Financial & Insurance
(+30%) and Admin & Support Services (+57%).
The high numbers in Health & Social Work are partly driven by the presence of West Suffolk
Hospital which serves an area of approximately 600 square miles with a population of
c275,000.

26
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Newmarket has a particularly strong representation in Professional and Admin services, with
both the town centre and the business parks towards the north of the town accommodating a
mix of employment types, but with noticeable clusters of business services, admin and
support activities.
High levels of manufacturing employment can partly be explained by the presence of a
strong chemicals manufacturing sector and associated biotech firms such as Sanofi in
Haverhill; as well as significant clusters of industrial and manufacturing businesses based in
the District’s main towns of Mildenhall, Newmarket and Brandon including those linked to the
airbases at Mildenhall and Lakenheath.

Spatial distribution of employment
Employment is concentrated in the main towns. After adjusting for the impact of the contract
cleaning sector, 40% of employment is in Bury St Edmunds. A further 15% is in Newmarket,
12% in Haverhill, 5% in Mildenhall and 3% in Brandon. The remaining 25% is distributed
throughout the rural wards of the District.
The Government’s Inter-departmental Business Register provides data at a local level on the
distribution of business by sector and by size. Figures 3.6 – 3.9 show the spatial distribution
of economic activity by broad category of activity: industrial; business services; public
services; and consumer services. The keys indicate a more detailed breakdown of activity by
both size and sector. The larger dots represent the larger businesses. Across all categories
of economic activity there is a strong spatial concentration around the principal towns.
The strongest focus of industrial activity (Figure 3.7) is to be found around Bury St Edmunds
and adjacent to the A14, which is home to some larger manufacturing companies. There are
smaller concentrations of activity around Newmarket and Haverhill, and to a lesser extent
around Brandon and Mildenhall. There are also clusters of industrial activity along the A143.
Business Services are again focussed on Bury St Edmunds, Newmarket and Haverhill, with
the Administrative & Support Services sector forming the predominant activity throughout the
District (Figure 3.8).
Consumer services activity is focussed on Bury St Edmunds (Figure 3.9). There are also
pockets of activity in the accommodation and food sector scattered throughout the rural parts
of the District.
Public services, as might be expected, also tend to follow the settlement hierarchy, with
health activity focussed on Bury St Edmunds and a cluster of education activity around
Newmarket (Figure 3.10).
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Figure 3.7 Construction; Distribution; Manufacturing; Motor; Transport; Utilities
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Figure 3.8 Admin & Support; Financial Services; Information & Comms;
Professional Services; Real Estate
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Figure 3.9 Accommodation & Food; Arts & Leisure; Retail
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Figure 3.10 Education; Health; Public Administration
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3.5 Skills and qualifications
The proportion of the resident workforce in West Suffolk educational qualifications of NVQ4
and above (35.2%) is lower than that of the regional and national averages 39.2% and
43.1%, respectively (Figure 3.11). The same pattern is true for NVQ3 and above and NVQ2
and above. This suggests that the District is ‘under qualified’ in general terms.
Reflecting the pattern in qualifications, the District is lagging in representation in Socio
Economic Major Groups 1-3 (Managers & Professionals); while it is over-represented in the
Groups 4-5 (Admin & Skilled Trades), 6-7 (Caring, Sales and Customer Service) and 8-9
(Process & Elementary occupations).
Figure 3.11 Qualifications
Educational level
and
socioeconomic
group
Resident
qualification
level,
age 16-64,
2020

Resident
occupation
group,
2020

West
Suffolk
(Number)

West
Suffolk (%)

East (%)

GB (%)

NVQ4 And Above

36,200

35.2

39.2

43.1

NVQ3 And Above
NVQ2 And Above
NVQ1 And Above
Other Quals
No Qualifications
Soc 2010 Major
Group 1-3

60,200
78,000
91,800
#
5,700
38,500

58.6
76
89.5
#
5.6
42.6

57.6
76.9
88.8
5.6
5.7
48.9

61.4
78.2
87.9
5.7
6.4
50.2

Soc 2010 Major
Group 4-5
Soc 2010 Major
Group 6-7
Soc 2010 Major
Group 8-9

21,300

23.6

20.9

19.3

16,200

18

15.5

15.7

14,300

15.8

14.6

14.8

3.6 The business base
The horse racing industry is a key component of the West Suffolk economy, based in and
around Newmarket. The sector includes Newmarket Racecourse itself, as well as associated
horse training services, stud farms, bio-science institutions and suppliers of equine
equipment. The industry also contributes to the local economy through the recreation and
leisure expenditure generated by visitors to the race course.
The two airbases at Mildenhall and Lakenheath have historically provided significant
employment in the area (both directly and indirectly). The advanced manufacturing and
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engineering sector also represents an important element of the local economy, with a
number of small to medium-sized manufacturing, engineering, pharmaceuticals and
electronics companies based in Mildenhall.
The District’s business base (Figure 3.12) is characterised as having a slightly lower share of
micro firms (0 to 9 workers) and higher share of small- (10 to 49) and medium-sized (50 to
249) firms compared with the East region.
Figure 3.12 West Suffolk business counts, 2020
Enterprises and local
units by size
Enterprises
Micro (0 To 9)
Small (10 To 49)
Medium (50 To 249)
Large (250+)
Total
Local Units
Micro (0 To 9)
Small (10 To 49)
Medium (50 To 249)
Large (250+)
Total

West
Suffolk
(Number)

West
Suffolk (%)

East
(No)

East
(%)

6,375
725
135
30
7,265

87.7
10
1.9
0.4
-

244,305
22,095
4,000
995
271,395

90
8.1
1.5
0.4
-

7,190
1,275
235
30
8,730

82.4
14.6
2.7
0.3
-

266,205
36,745
7,655
995
311,600

85.4
11.8
2.5
0.3

Source: ONS (2020) Inter-Departmental Business Register

The share of the working-age population that is self-employed is higher than both the
regional and national averages – 12.5% compared to 10.4% and 9.9%, respectively.

Business survey
To help inform this study a telephone survey was conducted with 209 businesses based in
the West Suffolk District. Almost half of the firms (44%) had between 1-5 employees, 22%
had 6-10, 18% had 11-25, 7% had 26-50, 4% had 51-100 and 3% had over 100 employees.
Most of these businesses were long established with 85% having been in West Suffolk for
more than ten years, and a quarter for over 30 years (Figure 3.13). By contrast, only 19%
had been in their current premises more than thirty years, and 45% less than 15 years.
When asked why they were located in West Suffolk, the overwhelming majority 63% said it
was because it is close to where the owner lives, with a further 7% reporting that was where
it was founded or when taken over. This would suggest most of the businesses are very
much rooted in the area (Figure 3.14). The second most popular reason at 14% was
availability of premises.
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Figure 3.13 Number of years businesses have been in West Suffolk and in current
premises

Figure 3.14 Reasons for being in current location
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Just under half of the firms surveyed were located on dedicated industrial areas, 14% were
located edge of town, 12% in rural areas and 11% in town centres (Figure 3.15).
Figure 3.15 Type of location

Breaking this down further by broad category of activity, industrial activities are as might be
expected, predominantly located on dedicated industrial areas (Figure 3.16). Business
services are mainly to be found in edge of town or town centre locations.
Activities have been grouped into broad sectors using the following definitions.
•
•
•
•

•

Business Services = Digital, Media & Creative; Professional Services; Architecture;
Real Estate; Scientific; Finance.
Industrial = Construction; Energy; Engineering & Manufacturing; Transport &
Logistics; Automotive; Storage & Distribution.
Consumer Services = Food & Drink; Retail; Visitor Economy; Leisure.
Public Services = Public Sector; Health and Social Care; Education & Training.
Land Activities = Agriculture and Forestry; Horse Racing; Veterinary; Landscape.
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Figure 3.16 Location by sector

When asked to describe the types of premises they operated out of, the single most
commonly cited premises type was office with 41% (Figure 3.17). But this question includes
multiple responses and in aggregate more respondents operate out of different types of
industrial premises, and some office units were probably part of industrial premises.
Figure 3.17 Premises type
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28% of firms were operating in premises of under 250 sq m (2,700 sq ft). 26% were in
premises of between 250-1,000 sq m (2,700-10,700 sq ft). 18% were in premises of greater
than 1,000 sq m (10,700 sq ft) and 18% of respondents were unsure.
64% of respondents reported their premises as very suitable with 33% reporting them as
reasonably suitable. Only 4% reported their premises as unsuitable, half of whom said they
were too small.
In terms of expansion, 29% of firms had plans to expand over the next five years; 67%
planned to remain as they were and just 3% of firms planned to downsize (Figure 3.18). Of
those firms that were planning to expand 77% said they would be looking for additional
floorspace.
Of the firms that were looking for larger floorspace, 49% said they would be looking for more
than 1,000 sq m (10,700 sq ft); 23% said they would be looking for between 250-1,000 sq m
(2,700-10,700 sq ft); and 6% said they would be looking for less than 250 sq m (2,700 sq ft).
21% were unsure.
Of all the firms that were looking to expand 59% said they would do it at their existing site
and 39% said they would not.
Figure 3.18 Plans to expand

In what seems like quite a positive assessment of the business environment nearly half of
firms reported that they did not feel there were any barriers to growth (Figure 3.19). 13%
reported Covid as a barrier to growth, but even that must be considered a fairly modest
proportion under current circumstances.
Staffing was considered a barrier by 8% of firms, costs by 7% and Brexit and nowhere to
expand by 5%.
Whilst there are no major barriers to growth for most firms, for the few that it does impact this
may affect overall economic prosperity of the District. One firm reported that lack of space
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was a critical barrier, “we are currently manufacturing in China and shipping goods from
there, when it could be being done in the UK, if we had the correct site and property.”
Figure 3.19 Barriers to growth

When asked more explicitly about the impact of Brexit and or Covid and operational plans
62% reported that there was an impact against 38% who said ‘no’ (Figure 3.20). Of those
reporting an impact 25% cited import and export difficulties; 21% said effects of lockdown;
and 12% said quieter/slower business.
Figure 3.20 Location
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3.7 Summary
The sub-regional economy is a diverse and well-balanced one, with growing and important
specialisations that make a significant contribution to the national economy. These include
globally important clusters in ICT and telecoms, life sciences and genomics, clean energy
and financial industries. The recent announcement of Freeport East is a significant
development for the economy, as it will be a hub for global trade and national regeneration.
The Norwich-Cambridge growth corridor is an important axis of growth, reported to be a
£27.3bn economy, that has grown by 13.5% since 2020; has over 12,000 knowledge
intensive businesses employing over 55,000 people; and has seen scientific and R&D
employment growth of 40% since 2010.
Recent research has suggested that it could become internationally recognised as a top-tier
destination for technology firms looking to establish, grow and cluster, for highly skilled
workers looking for a rewarding career with a strong purpose and a rich quality of life, and for
businesses and investors seeking the next high-value, sustainable opportunity.
Whilst there is some potential for inward investment most of the demand will be locally
generated from firms with roots in the area.
The District has strengths in agriculture, food and drinks processing, with a strong brewing
industry concentrated around Bury St Edmunds. Proximity to Cambridge bestows on West
Suffolk a focus for the biotechnology sector – especially concentrated around Haverhill,
which has established major biotechnology employers and a large industrial estate and
business park.
The strategic road network across West Suffolk includes the A1065, A1307, A14, A11, A134
and A143. The A11, linking Norwich to Cambridge and London, has been identified as a
Growth Corridor by the New Anglia LEP. The larger towns in the District include Brandon,
Bury St Edmunds, Haverhill, Mildenhall and Newmarket.
Bury St Edmunds, adjacent to the A14, forms the strongest focus of industrial activity, and is
home to some larger manufacturing companies. There are smaller but nevertheless
significant concentrations of activity around Brandon, Haverhill, Mildenhall and Newmarket.
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4.0 Commercial property market
The property market in West Suffolk is not especially large and lives somewhat in the
shadow of Cambridge. Here we look at market dynamics, the impact of permitted
development rights on stock and the supply pipeline. Some loss of employment space to
housing, combined with a recent spate of very large distribution developments have
combined to highlight a critical problem with the market of values that are too low to support
building for smaller and medium sized businesses, which are typically local.

4.1 Commercial property market dynamics
Overview
The West Suffolk property market can be roughly divided into two corridors – the A11 and
the A14 – heading, respectively, north east from Newmarket and south east from
Newmarket. Broadly, these encompass the former area of Forest Heath and St
Edmundsbury, with Haverhill as something of an outlier, almost due south of Newmarket and
south west of Bury St Edmunds.
The A14 corridor is a key focus of the commercial property market, including the towns of
Bury St Edmunds and Haverhill. Bury St Edmunds is adjacent to the A14 which runs from
the East Midlands through Cambridge to Felixstowe, 38 miles from Bury St Edmunds, and
this strategic corridor facilitates the flow of occupiers to and from the town. The A14 does
however suffer from congestion and capacity problems around Bury St Edmunds which can
be a constraint for the town’s business occupiers.
There are further sizeable industrial and distribution clusters in Mildenhall, Brandon and
Newmarket. The strategic employment focus upon industrial uses echoes the situation
elsewhere in West Suffolk further along the A14 corridor. Newmarket represents the only
office location of any size outside of Bury St Edmunds and is, of course, a major centre for
horse racing.
With the A14 and A11 essentially crossing at Newmarket, it is perhaps no surprise that in the
2016 ELR Nathaniel Lichfield concluded that:
Newmarket’s position on the A14 means that the town shares a broad property market area
with other A14 centres including Bury St Edmunds and Cambridge (to a lesser extent) and
as a result, tends to accommodate the most ‘outwardly facing’ market, attracting demand
from a wider geographical area than the smaller centres of Mildenhall and Brandon. 27
Mildenhall is just off the A11, around 11 miles north west of Bury St Edmunds and 20 miles
north east of Cambridge. A key feature is RAF Mildenhall, to the north of the town, occupied
by the United States Air Force. The northern part of the town is home to a significant cluster
of engineering and manufacturing businesses, on the Mildenhall Industrial Estate which
accommodates an array of small, medium and large companies. An historic combination of
land availability, comparatively affordable premises and the town’s location on the A11 have
attracted occupiers to Mildenhall and it is a successful and popular industrial location with no
obvious signs of dereliction.
Brandon is a smaller commercial centre and operates within a ‘Brandon-LakenheathMildenhall Triangle’ which is largely localised in nature. The main employment location is the
27

Nathaniel Lichfield & Partners (2017) St Edmundsbury Employment Land Review May 2017
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Brandon Industrial Estate which predominately accommodates industrial stock built during
the 1970s/1980s and services the local area with uses such as printing and metal works.
Red Lodge, on the A11 between Newmarket and Mildenhall, has seen relatively recent
expansion, notably residential development, and designated employment land remains
mostly undeveloped apart from a single occupier, Oxford/Hamelin Paper brands. The
settlement lacks critical mass of existing business occupiers and lacks a strong profile as a
business location. Further, potential over the medium to longer term has been hampered by
the loss of one of its proposed employment sites to residential development.
Bury St Edmunds straddles the A14 strategic corridor. It is home to sizeable business parks
with the Suffolk Business Park the most prominent next to the A14 between Junctions 44
and 45. This is the office location offering some of the newest and best quality stock in the
area, but it is much more notable for the recent development of several very large B8 sheds.
With activity driven by 'big sheds', this series of lettings and presales has consumed a
significant proportion of its developable land much more quickly than anticipated. This
development was facilitated by the construction of a relief road in 2016. Other significant
concentrations of business in the town include those along Northern Way, Western Way and
Eastern Way.
Haverhill is an industrial location, with office space generally ancillary to industrial. It has
traditionally been perceived by the market as a lower value business location but has been
successful in attracting growing firms, and now accommodates a sizeable stock of space
and businesses. The main business parks in Haverhill are off the A1017 to the south of
Haverhill and include Homefield Road, the Haverhill Industrial Estate and Falconer Road.
Industrial space is mixed in nature, with both manufacturing/workshop and
distribution/logistics space on offer. A new North Western By-pass is under construction to
facilitate significant residential development.
Despite more than 10 years of marketing, including the construction the 3,000 sq m (32,300
sq ft) EpiCentre innovation centre, Haverhill Research Park has failed to find takers for the
bulk of the site. Consequently, in 2021 the developers won an appeal that allows them to
develop the two largest sites for housing (which is discussed in Chapter 4).

Commercial rents
As noted above, the critical problem in West Suffolk is that, other than for 'big sheds', rental
values are not high enough, and development yields not robust enough to warrant
speculative development. Figure 4.1 summarises typical rents, according to local agents.
Thanks largely to the presence of the A11 and A14, West Suffolk is predominantly an
industrial and distribution market, with significant industrial areas around the periphery of
Bury St Edmunds and the south of Haverhill, with smaller but notable areas in Newmarket,
Mildenhall and Brandon. Perhaps unsurprisingly the good links to Felixstowe mean that
distribution and logistics are more prevalent that traditional industrial use, a trend that has
seen a marked strengthening in the past few years, although there are some notable
companies, including British Sugar in Bury St Edmunds and Sanofi in Haverhill.

Prepared for: West Suffolk Council
By: Ramidus Consulting Limited
Date: 22nd November 2021

45

WEST SUFFOLK EMPLOYMENT LAND REVIEW
Figure 4.1 Reported office and industrial rents in West Suffolk
Location
Bury St
Edmunds

Haverhill
Newmarket
Mildenhall
Brandon
Cambridge

Office
£15.50-£17.00
Exceptionally £18.0020.00
£20.00 quoted at HRP
More commonly £9.00£12.00 in town centre,
higher for small suites.
£16.50-£17.50
£6.00-£7.00 (but very
rare in a very local
market).
N/A
Mid-£30s

Industrial - small

Industrial - large

£8.50-£11.00

(10,000 sq ft+)
£4.00-£8.00

Up to £10.00.

£4-£6

£6.50-£7.00

£4.50
£5.00-£9.50
Land: £250£600/acre
£4.00-£9.00
£11-£15

£4.60-£6.20

Source: Ramidus Consulting/Zoopla

Industrial occupiers are increasingly seeking flexibility of use (typically a mix of B1c/B8) and
demand for premises spans all size categories, but with the majority of enquiries exceeding
2,000 sq m (21,500 sq ft).
The bulk of significant market activity has been in the 'big shed' market, in particular at
Suffolk Business Park Extension in Bury St Edmunds and the rate of lettings and sales at
Suffolk Business Park is such that one agent believes that the park will run out of land in as
little as two years. While this presents some challenges, perhaps more significant is that
local agents feel that big sheds are currently the only commercially viable class of property,
in terms of employment land, Suffolk is filling faster than expected.

Development and investment
Offices require at least the mid-£20s per sq ft rent to be viable to build speculatively, and at
least £20 to cover costs at current land prices. But even a more typical 'tone of the market'
rent of around £16.50 per sq ft means that the cost of an occupier agreeing a pre-let is not
really viable. Values are simply not high enough to make new development viable, while
space that might nominally be viable is unaffordable for local businesses. And with relatively
little second-hand space coming to the market, agents say that there are very few
opportunities for local firms to expand or upgrade. Occupiers want to develop in 2-10 acre
lots, but they cannot afford space provided by developers, who need to cover their own
costs. It is uneconomic to build small industrial or offices where land needs to be acquired at
market rates.
The net result is the statement by one agent that there is not a single industrial unit smaller
than 1,800 sq ft available and that the story is similar with offices.
Agents noted that small units in Newmarket had let well, and that in Mildenhall was a popular
industrial choice despite much of its stock being fairly old. This is certainly consistent with
site visits, which revealed no signs of large-scale vacancy, nor of anything that could be
described as dereliction. Indeed, despite the development of Suffolk Business Park, the
older and more cramped Rougham Industrial Estate was both well let and visibly busy.
There is a feeling that the pressure for residential conversion, common throughout the south
and east of England will push tenants out to the array of 'farm parks', such as Park Farm and
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Moseleys Farm, where small business centres have been developed in otherwise rural
locations. Although one agent said that they are advising clients not to convert to housing
yet, others said that the better bet might be to encourage expansion and modernisation on
farm parks because with no new stock in main markets, they are the best available.
Indeed, there was a significant and unusual amount of support for the idea that it may be
necessary for West Suffolk Council to engage in direct provision of small industrial and
offices, whether on their own land or as part of a planning agreement for larger sites.
This seems to be supported by the experience at Haverhill Research Park noted above. Put
simply, the market is dominated by big sheds with relatively little interest from other sectors.
One agent said that the type of large employers in the District should be a guide as to what
is realistic, citing Claas at Saxham, British Sugar, ForFarmers, Treatt and Boortmalt in Bury
St Edmunds– in short, companies that are closely associated with East Anglian agriculture.
The issue of viability in office and industrial development is an important one, particularly
with respect to inward investment and for growing local companies. Lack of viability is
reducing current options for both sources of potential demand, with currently only very
limited options on Suffolk Business Park Extension, Haverhill Business Park and Haverhill
Research Park. There are currently no other options available especially to larger office
occupiers. This places a potentially severe constraint on economic growth by reducing
options to growing firms and inward investors, and potentially placing West Suffolk at a
competitive disadvantage to other districts.

Summary
The West Suffolk property market is dominated by the 'big sheds' needed by modern
logistics operations, with the result that smaller light industrial and office users are being left
short of modern supply. This is reflected in larger industrial areas in Haverhill and Mildenhall,
where even relatively old stock is filling market needs, with low vacancy and no sign of
dereliction. But the only places smaller businesses are being directly catered for are in the
'farm parks', with Park Farm being a good example.
But with commercial property values so low, even the private sector is coming to the
conclusion that the local authority may have to engage in direct provision to support local
businesses looking to modernise and/or expand.

4.2 Case study: Suffolk Park
The site marketed as Suffolk Park (allocated as part of the Suffolk Business Park Extension)
is one of the District’s newest developments and, as such, reflects contemporary demand
dynamics. It is, in this sense, worth highlighting
The site (Figure 4.2) is positioned adjacent to the A14, the main arterial route for the region,
linking the Port of Felixstowe in the East with Cambridge, the M11 and the wider motorway
network in the west. Junction 45 of the A14, via the recently completed Rougham Tower
Avenue, lies just 1.4 miles to the east of the site.
Suffolk Park is one half of a major allocated employment site in Bury St Edmunds with
capacity for up to 200,000 sq m (2.0m sq ft)) of mainly B1 and B8 uses. Developer Jaynic
offers prospective occupiers bespoke buildings on a Design & Build basis alongside a rolling
programme of speculative development.
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Figure 4.2 Suffolk Park

The Park has attracted a number of large occupiers.
•

Weerts Group NV 80,800 sq m (870,000 sq ft) build-to-suit warehouse currently
U/C. Belgian logistics, real estate and motor-racing company Weerts Group chose
Suffolk Park for its first UK warehouse location. The new facility will be delivered
during 2021. This is the largest ever warehouse transaction to be undertaken in
Bury St Edmunds and the West Suffolk region bringing major new investment and
jobs to the region.

•

Treatt The developer has completed the 10,400 sq m (112,000 sq ft) first phase of
the new UK headquarters for Treatt plc. The new purpose-built headquarters
includes offices, manufacturing, logistics and a warehousing facility, and there is
provision to expand this up to 20,000 sq m (200,000 sq ft) in a later phase. Treatt
currently occupies six separate buildings on Northern Way in Bury St Edmunds.
The new facility at Suffolk Park allows the company to bring all its activities onto
one inclusive site.

•

Unipart warehouse 13,700 sq m (147,636 sq ft) Complete and branded as NHS
Supply Chain.

•

MH Star UK Ltd The developer completed and sold the 19,200 sq m (206,866 sq ft)
warehouse to consumer goods importer MH Star.

•

NHS Ambulance Service 2,400 sq m (26,000 sq ft) sui generis building for medical
supplies.

•

Sealey A new 13,900 sq m (150,000 sq ft) logistics facility for Sealey, one of the
largest suppliers of garage and workshop equipment in the UK. Sealey bought the
2.9ha site for expansion. The company employs 400 people and already occupies
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in excess of 40,900 sq m (440,000 sq ft) of property around Bury St Edmunds. It
has made this strategic acquisition to facilitate future growth and will be working up
a planning application for a new facility in the near future.
The businesses moving to the Park typify contemporary demand in West Suffolk – modern
businesses, looking for distribution and office space in new, high quality buildings. Market
feedback suggests that there is a large latent demand for such space.

4.3 PDR and Prior Approvals
Since 2013 Permitted Development Rights (PDR) have enable property owners to convert
empty office buildings to residential without needing full planning permission. The impact on
the stock of office space in some areas has been profound with, for example, Norwich losing
a third of its office stock.

Impact of Permitted Development Rights in West Suffolk
Because West Suffolk does not have a large office market, the impact of PDR has been
more limited than in some other areas. Data from West Suffolk Council show 33 applications
for prior approval, with a majority of these in Bury St Edmunds town centre (Figure 4.3).
WSDC has not, to date, routinely captured the stock of offices lost to PDR, so assessing the
full impact is not possible. Given the extension on the scope of PDR to the new E use class,
we strongly recommend that this information is captured at the request for Prior Approval
stage and noted.
That said, looking at the data from WSDC (Figure 4.4) show that site areas of over 18,900
sq m (203,000 sq ft) have been subject to Prior Approval applications, with slightly more than
half of this happening in 2016, and a total of 172 residential units proposed.
A couple of examples give some idea of the scope and scale of PDR. In Great Barton the
conversion of a 717 sq m (7,700 sq ft) office building, formerly used by a facilities
management company, created 18 one bedroom flats. Meanwhile, the conversion of 100
Southgate Street, Bury St Edmunds into 32 flats suggests, assuming a typical two-bed flat
size of 56 sq m (600 sq ft), offices space of around 1,800 sq m (20,000 sq ft) was lost.
Beyond this it is impossible to fully measure the scale of loss of employment space. Given
the widening of the scope of PDR, plugging this data gap should be a priority.
The importance of this is emphasised by changes to one of the tools local authorities have to
protect business space, the use of Article 4 Directions. As noted in Section 2.6, the
Government has, this year, set a "higher threshold" for the use of Article 4s, including that
they should be applied to the smallest area possible, a move that may make it very hard to
use Article 4 Directions to protect an entire town centre. 28

28

Donnelly, Michael (2021) Jenrick Confirms ‘higher threshold’ to Restrict Article 4 Controls over
Residential Conversion PD Rights, Planning, 2nd July 2021
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Figure 4.3 Distribution of loss of offices to residential use
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Figure 4.4 Loss of offices to residential via prior approval, by application date

Source: West Suffolk Council

Revisions to Paragraph 53 of the NPPF include:
where they relate to change from non-residential use to residential use, be limited to
situations where an Article 4 direction is necessary to avoid wholly unacceptable adverse
impacts (this could include the loss of the essential core of a primary shopping area which
would seriously undermine its vitality and viability, but would be very unlikely to extend to the
whole of a town centre).
This, when combined with revisions to the Use Classes Order, has the potential to
significantly reduce the scope for local authorities to protect employment land in town
centres, and indeed generally.

Protecting employment land: the case of Haverhill Research Park
The increasing difficulty of protecting employment land allocations is potently illustrated at
Haverhill Research Park, where the developer was able to secure, at appeal, the
development of a large part of the site for residential. The site had been allocated for a
research park, hoping to attract business looking for an economical alternative to
Cambridge, since 2013.
The Planning Inspector accepted the appellant’s case that there was insufficient demand for
the B1 uses on the site adjacent to the Spirit of Enterprise roundabout on the A1307 at the
entrance to Haverhill
He also agreed that there was currently sufficient employment land in and around
Haverhill to meet future needs, adding that the site is extremely well located for new
residential development, being Cambridge-facing and close to a range of amenities
including a day nursery, Sainsbury’s and family pub/restaurant, as well as the recently
built EpiCentre office building.
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Figure 4.5 The layout of Haverhill Research Park

The Council argued that any excess employment land lies elsewhere in the District and that
in the case of Haverhill there is no oversupply. In response to this, in order to update the
position and consider the specific employment land needs of Haverhill, the appellant
commissioned the Haverhill Employment Report from Boyer, dated July 2020.
The report identified (excluding the appeal site) 21.7ha, plus 2.5ha on the Haverhill Business
Park in Braintree district, 1.3ha in NE Haverhill and 1.8ha at nearby Wratting Employment
Area, a total of 27.3ha. The report includes details of a sample of these sites being actively
marketed (These are detailed in Appendix Six). The Council responded to this analysis, and
information was made available. However the Planning Inspectorate ruled in favour of the
applicant. As part of our current research and review of sites, a further analysis of the
Haverhill sites identified by Boyer demonstrates a further decrease over time in the
employment land available in Haverhill. This is summarised in Figure 4.6, showing that of the
more than 15ha of Haverhill sites identified by Boyer as employment sites, the vast bulk are
not available.
Figure 4.6 Status of sites identified by Boyer
Status
Available
Not available
Now let
Unknown

Area (ha)
2.76
14.20
1.67
1.92

Source: West Suffolk Council
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The Council can no longer rely on the planning system to protect employment allocations,
therefore the Council needs to be more proactive in protecting employment land by
considering purchase or taking options to do so. The revisions to the Use Classes Order
serve only to compound this need.

4.4 New development commitments
Analysis of the development market in West Suffolk is challenging because the Council
monitors developments that are recorded as completions by Building Control, limiting the
scope of the dataset. That said, data supplied by the Council suggests that since 2016
around 87 planning applications for new development or change of use to employment used
have been lodged, excluding outline applications with not scale recorded, with strong peaks
in 2016 and 2020 (Figure 4.7).
It is not immediately obvious why applications fell off through 2017-19, with the only obvious
explanation being hesitancy while the outcome of Brexit negotiations were awaited.
Figure 4.7 Planning permissions for change of use and new development,
B use class by decision date

Source: West Suffolk Council

These schemes total around 286,000 sq m (3.0m sq ft) of new development, with 205,000
sq m (2.2m sq ft) being net addition to stock. Valuation Office Agency data shows total
space liable for business rates of 2,188,000 sq m (23.5m sq ft) in 2015, so this implies that
the pipeline since 2016 has added around 9.6% to West Suffolk's business space stock.
This figure needs to be viewed with some caution because lack of clarity of the status of
some schemes, but it does strongly suggest that addition to stock exceeds loss of stock to
PDR. That said, more than 75% of the pipeline comprises B8 (storage and distribution),
which typically has a lower job density that other business use classes.
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When it comes to current status, the overwhelming bulk of space under construction
comprised just two schemes, both at Suffolk Business Park, namely Weerts 80,800 sq m
(870,000 sq ft) B8 facility and Treatt's 11,400 sq m (122,700 sq ft) mixed use facility (Figure
4.8). Both are due to complete in 2021.
Figure 4.8 Planning permissions for change of use and new development,
B use class by completion date

Source: West Suffolk Council

It is no particular surprise that half of the post-2016 permissions are in Bury St Edmunds,
boosted as they are by very large sheds at Suffolk Business Park (Figure 4.9). Haverhill was
next largest with 17.1%, followed by Newmarket and Mildenhall (c8% each) and Brandon,
5.6%.
This is very much the spatial pattern we would expect, and with the rest of Suffolk Business
Park to be built out, the pattern is likely to remain broadly similar, unless sites are brought
into development elsewhere, such as on the land west of Mildenhall mixed use allocation,
and also the allocations at Newmarket and Red Lodge. Overall , the current pattern of
development suggests allocations have worked well, and that the spatial balance of
prospective allocations should remain broadly similar.

4.5 Summary
West Suffolk comprises of a small number of relatively small commercial property markets,
spread somewhat like beads along the road corridors of the A11 and A14. It is an area that
has seen a surge of interest in large sheds, hugely out of scale with earlier developments
other than the agribusinesses that have characterised the area.
This surge in development, combined with erosion of employment space and land by
residential pressure, has highlighted a problem: smaller and medium local business, and
even some larger ones, face challenges securing upgraded or expansion accommodation.
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While development at Suffolk Business Park Extension has allowed Sealey Tools, Treatt
PLC and Forfarmers to consolidate in modern premises, smaller business are less fortunate.
Few have a commercial interest in small office and light industrial property. Only a small
number of Farm Parks – farms using redundant buildings or exploiting land held at historic
prices, developing small units have been effective.
Figure 4.9 Planning permissions, 2016-2021, by location
Settlement
Barnham
Barrow
Brandon
Bury St Edmunds
Eriswell
Exning
Fornham All Saints
Fornham St Genevieve
Fornham St Martin
Great Barton
Great Thurlow
Great Whelnetham
Great Wratting
Haverhill
Hepworth
Hopton
Ingham
Ixworth Thorpe
Market Weston
Mildenhall
Moulton
Newmarket
Rougham
Stanton
Total

Existing (sq m)
0
800
13,276
16,010
672
0
5,016
94
1,131
278
1,091
268
0
1,024
1,578
(127)
263
462
626
24,670
558
11,950
324
1,805
81,769

Net addition (sq m)
2,340
78
2,742
126,641
0
25
880
0
7974
486
(39)
0
256
48,131
(197)
0
0
0
(41)
14
0
13,228
2,978
0
205,495

Source: West Suffolk Council

Agents – somewhat unusually, it must be said – have stated the view that the Council may
have to engage in direct provision to ensure a supply of suitable modern space for growing
local businesses. This is an option that should be seriously considered. It is also true that
more can be done to raise the quality of monitoring and data analysis. Recommendations on
how to approach this are included in the Chapter 7.
The evidence from this assessment of the commercial property market, including the
feedback from local agents, reinforces a wider theme that the District’s ‘clusters’ of industrial
activity should be nurtured and encouraged to grow and intensify. The main local
agglomerations (Brandon, Bury St Edmunds, Haverhill and Mildenhall) have critical mass
and are, generally, working well; and they will benefit from selected replacement of stock
with larger and more modern specification. There is then scope for further development,
particularly for logistics and distribution, and to a lesser extent for corporate offices, along
the identified corridors.
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5.0 Review of employment sites and land allocations
This section provides an overview of all the District’s employment sites identified in the Local
Plan. A total of some 75 sites is identified, which broadly corresponds to the combined sites
of the previous Forest Heath and St Edmundsbury ELRs by Lichfield & Partners. 29 A list of
all 75 sites is provided as Appendix Two, and site descriptions of all 75, including maps, are
included as Appendix Six. Appendix Four contains a summary assessment of the sites in
tabular format and a scoring of each site. This section also looks at the availability of land to
provide capacity for economic growth in the longer term.

5.1 Sites overview
In agreement with the Council, most of the 75 employment sites were given a ‘light touch’
assessment, based on the previous assessments by Lichfields, plus any updates in terms of
new development, developer interest and so on. A sub-set of 25 sites was selected by the
Council as appropriate for more detailed analysis. These sites are shown in Figures 5.1 and
5.2 (also listed in Appendix Three, with assessment and scoring in Appendix Four).
Figure 5.1 Map of short list of employment sites

29

Nathaniel Lichfield & Partners (2016) Forest Heath Employment Land Review October 2016 and
Nathaniel Lichfield & Partners (2017) St Edmundsbury Employment Land Review May 2017
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Figure 5.2 Schedule short list of employment sites
Town

Reference

Name & Location

Ha

Status

Existing
Use

Bury St
Edmunds
Bury St
Edmunds

BV14(e)

Suffolk Business Park

28.35

Existing

Mixed-use

BV14(g),
BV15(d)

Eastern Way

17.63

Existing

Industrial

Bury St
Edmunds

BV14(l),
BV15(g)

Western Way

18.72

Existing

Mixed-use

Bury St
Edmunds

CS9, BV13

Suffolk Business Park
Extension

67.98

Being
developed

Greenfield

Bury St
Edmunds
Fornham All
Saints
Fornham St
Genevie
Haverhill

BV14(n)

Rougham Industrial
Estate
Moseleys Farm

21.32

Existing

Industrial

3.08

Proposal

WSE13
WSE02

4.35

Proposed

CS9, HV10

Land South East of Park
farm
Hanchet End

12.48

Proposed

Mixed-use

Haverhill

HV9(a)

Bumpstead Road

14.32

Existing

Mixed-use

Haverhill

HV9(b)

Falconer Road

21.57

Existing

Industrial

Haverhill

HV9(c)

Industrial Estate

73.31

Existing

Industrial

Haverhill

HV9(d)

Homefield Road

12.19

Existing

Mixed-use

Mildenhall

SA17(a)

Mildenhall Academy and
Dome Site

4.05

Proposed

Community

Mildenhall

SA16(k)

Industrial Estate North of
the settlement

44.81

Existing

Industrial

Mildenhall

SA16(l)

1.99

PP (U/C)

Industrial

Mildenhall

SA4(a)

Extension to industrial
estate
Land West of Mildenhall

95.38

Proposed

Newmarket

SA6(g)

Hatchfield Farm

64.70

Proposed

Greenfield

Red Lodge

SA16(n) in
SALP

North of the settlement

3.52

Existing

Industrial

Red Lodge

SA16(n) in
SALP

Land North of Acorn Way

27.40

Proposed

Mixed-use

Red Lodge

Undefined
in SALP

TBC

SALP

Mixed-use

Saxham

RV4(i)

Land West of A11 Undefined area - marked
with 'star' in Draft SALP
Saxham

23.27

Existing

Industrial

Stanton

RV4(j)

Stanton, Shepherds
Grove

95.51

Existing

Mixed-use

Wratting
(North)
Wratting
(South)

RV4(k)

Wratting (North)

6.82

Existing

Greenfield

RV4(k)

Wratting (South)

2.37

Existing

Brownfield

Source: West Suffolk Council
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Figures 5.1 and 5.2 show the short list of employment sites examined in detail as part of this
study. As stated, descriptions and maps for all of these are included in Appendix Six, which
provides a high level assessment of the long list of 75 sites.
A key task here is to understand what capacity remains within the District’s reservoir of sites
for future development as employment land, and to be able to assess whether the District
has sufficient land reserves to meet future demand. The baseline of available land is
quantified in Figure 5.3, which shows a summary of the existing designated employment
areas which have the potential for further development.
As can be seen, there is a total of 38.4 ha of land available to the District, spread across
eight sites, for future development as employment land. Chapter 6 assesses this capacity
against forecast demand to calculate the prospective supply-demand balance.
Figure 5.3 Summary of baseline designated employment areas
Local Plan
Reference

Site Name

Use Class
B1 and B8

Haverhill (HV9a)

Suffolk Business
Park Extension
BV13
Bumpstead Road

Haverhill (HV9b)

Falconer Road

Haverhill (HV10)

Haverhill Research
Park (Hancett End,
Haverhill)
Wratting (South)

Bury St Edmunds
(BV13)

Rural (RV4k)
Mixed Use
Allocation SA4(a)
Mixed Use
Allocation SA10(a)
Mixed Use
Allocation SA6(g)
TOTAL

Land West of
Mildenhall
Land North of Acorn
Way, Red Lodge
Hatchfield Farm,
Newmarket

B1, B2 and
B8
B1, B2 and
B8
B1

B1, B2 and
B8
B1, B2 and
B8
B1, B2 and
B8

Land
available
(ha)
72.34
13.00

Allocation
area (ha)

14.32

1.58

21.57

2.77

12.48

0.68

2.37

2.37

5.00

5.00

8.00

8.00

5.00

5.00
38.40

Source: West Suffolk Council

A supply squeeze?
The rapidity with which allocations have been used up in recent years exceeds anything that
could reasonably be modelled on longer term historic behaviour. This raises the possibility of
the District running out of land options in the right places for either inward investors or
growing local firms seeking to expand or consolidate. This is a legitimate concern when
allied with market analysis showing the weight of development activity leaning strongly
towards big sheds.
With this in mind, we note that, in the course of consultation, we had three substantial sites
brought to our attention by stakeholders who expressed an interest in bringing the sites
forward by being allocated for employment use. These are:
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•
•
•

land east of Suffolk Business Park extension – a 75ha site north of the A14;
land east of West Suffolk Waste Hub – 11ha north of Bury St Edmunds, and
land south of Barton Mills – a 50ha site north and south of Herringswell Road.

We have not visited any of these sites and make no comment about their suitability or
otherwise, but we understand that the landowners are prepared to consider bringing the
sites forward, thereby representing potential opportunities to expand the current limited
reservoir of available allocated employment sites. Obviously each site will have to be
scrutinised by the planning authority to assess its suitability as employment land.
The Council’s Strategic Housing and Economic Land Availability Assessment 2020 and 2021
update (which includes SHELAA 2020 and sites put forward at the Issues & Options stage of
the West Suffolk Local Plan) has identified the following availability of employment land;
•
•

Eight sites proposed for ‘employment only’, with a total site area of 110.4ha gross.
41 sites proposed for ‘employment and mixed uses’ with a total site area of 1,198ha
gross (includes sites with planning permission, some of which are predominantly
residential and existing local plan allocations).

5.2 Main employment locations
Bury St Edmunds
There are six sites in Bury St Edmunds. The two Suffolk Business Park sites (now referred
to as Suffolk Business Park extension (BV13)) were designated as proposed strategic
employment sites along the A14 on the south eastern fringe of Bury St Edmunds between
Junctions 44 and 45. Within this corridor of the A14, there are also two existing significant
employment sites, the Rougham Industrial Estate BV14(n) and the existing Suffolk Business
ParkBV14(e). A relief road improves access to these sites from junction 45 of the A14.
The development of the Suffolk Business Park extension (BV13) reinforces a continuous
sequence of employment sites along the A14. This is creating a very strong employment
area that is seeing rapid development, in particular, of 'big sheds. There is no sign of any
significant vacancy and, indeed, local agents have suggested that, given the strong demand
for big sheds along the entirety of the A14, the area could be built out within two or three
years. This suggests that there is a risk of confounding reasonable forecasts of demand and
leaving a shortfall in other sub-markets.
The Rougham Industrial Estate itself is an older, well-established site of somewhat mixed
character containing a wide range of traditional light industrial and distribution activities.
Again, it is well-occupied and shows no sign of distress other than that expected of older
stock and, perhaps, a little congestion.
The 28.35ha existing Suffolk Business Park is characterised by Grade A, industrial
floorplates with minimal vacancy. Road access is excellent, with direct access onto the A14.
The site is close to the residential development in Moreton Hall, but well buffered by planting
on Bedingfield Way.

Fornham All Saints & Fornham St Genevieve
Moseley’s Farm Business Centre at Fornham All Saints is a modern development of high
quality buildings on an old farmstead. The site appears to be fully leased, primarily to officebased businesses, but also with some health care activities. The buildings themselves are of
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a high quality, finished in black timber. The buildings provide internal height, and look to be
naturally ventilated.
The development provides a very good example of the potential to accommodate small and
medium scale businesses – particularly office-based businesses – in a rural setting. It also
has a very busy coffee shop/café, which appears to cater not only for on-site workers, but
also the local community.
While having a very different architectural approach, Park Farm, Fornham St Genevieve is a
very similar concept to Moseley’s Farm – good quality buildings for small to medium scale
businesses in high quality buildings, set within the very high quality landscaped environment.
The buildings are largely low-rise, with a mix of brick/stone building and pre-fabricated units.
The development is quite low density, with a large amount of hard-standing. There might be
potential for expansion given that the site appears to be occupied and generally successful.

Haverhill
Hanchett End is on the north western edge of Haverhill, an area that has seen significant
residential development. It includes Haverhill Research Park which was allocated as an
opportunity to tap into Cambridge overspill. It was marketed as such and plots were serviced
in anticipation of construction. It also secured Enterprise Zone status and 450,000 sq ft of
planning consent across four plots for B1 office and R&D space was secured. This scheme
has become a substantially residential scheme on appeal because, despite years of
marketing, it was unable to secure a major tenant.
Bumpstead Road, Falconer Road, Haverhill Industrial Estate and Homefield Road form a
largely contiguous, industrial area on the south side of the town. Bumpstead Road is a
modern distribution development located off the A1017. The site is largely built out, with no
signs of vacancy. All units currently on site comprise large Grade A distribution floorplates.
Falconer Road is adjacent to Bumpstead Road although direct access to the site is less
good, with the roundabout also serving traffic into the centre of Haverhill. The site has a mix
of uses typical of such estates, with automotive services well represented and other activities
that could have been trade counter outlets, although given lockdown it was hard to tell.
There was no obvious vacancy or dereliction, suggesting these are well functioning
locations.
Haverhill Industrial Estate is one of the largest employment sites in the West Suffolk, with
several large employers in modern buildings. Unlike the other sites located along this
corridor, it has a large amount of both industrial and office space. Sanofi, Europe’s largest
pharmaceutical company, has a large presence along Rookwood Way.
Homefield Road lies adjacent to the industrial estate and contains predominantly low profile
units with variety of uses, with employment space characterised by small office and light
industrial with a leisure centre also on site.

Mildenhall
The Industrial Estate on the northern edge of Mildenhall and the Industrial Estate Extension
comprise one of the largest sites in the District. The site forms a buffer between the
settlement and Mildenhall airbase. Access by road is very good with relatively little
congestion, although access to the arterial A11 is via the town centre. Most of the estate is in
relatively good condition with a mix of building sizes and types. There does not appear to be
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expansion potential; future development will probably rely on redeveloping and intensifying
existing buildings. The extension was built out by an existing occupier, RPV Group.
The Mildenhall Academy and Dome Leisure Centre site is in the south east corner of
Mildenhall, just off the A1101, which provides fast access to the Fiveways roundabout and
the A11. Currently in educational and community use, the site could offer a long-term
strategic employment site, but is impacted by the Special Protected Area designation.
The Land West of Mildenhall site covers a large area of agricultural land, which the Council
proposes to allocate for appropriate mixed use development, including 1,250 dwellings,
schools, leisure facilities and public services and a minimum of 2.6 ha for employment uses.
The Council is aware of expansion requirements of manufacturing businesses on the
Mildenhall Industrial Estate, some of which are long-standing due to the lack of new supply
on this fully-developed location. The two allocated employment sites within Mildenhall are
not yet available, both have constraints delaying when they will become available: the West
Mildenhall site has 5ha of employment land but a new road access is required. The 4ha
Mildenhall Academy site has still not been released from education use and is adjacent to
the SPA buffer.
Mildenhall Industrial Estate has residential on two sides (south and over the road to the east)
with RAF Mildenhall to the north, and it is a good example of the growing pressures between
commercial and residential uses. In the context of this ELR, which has identified strong
demand for light industrial premises, the situation at Mildenhall should be monitored, with a
view to ensuring that the Industrial Estate is maintained as a key employment site.

Newmarket
Hatchfield Farm lies on the north eastern periphery of Newmarket. In March 2019 the
Hatchfield Master Plan was adopted, proposing a mixed-use scheme with employment land
at the northern end, close to the A14. This would seem to be the logical place, although
Junction 37 is prone to heavy congestion, which might necessitate improvements to avoid
aggravating the situation. Proposals for the employment area in the masterplan are
somewhat underdeveloped in comparison to the residential and education areas.

Red Lodge
The 3.5ha ‘land north of settlement’ is SA16(n) and has been developed by Hamelin. The
‘land north of Acorn Way’ is SA10(a), and is allocated for mixed use with 8ha left for
employment out of the mixed use allocation of 27.40ha.

Risby Business Park and Saxham Business Park
Risby Business Park is a small site on the south western edge of the of Risby proposed as a
rural employment area and has a small number of light industrial units, an appropriate type
at this location. Road access is through the improvement to access off the A14 at Saxham
Business Park. Local services are relatively poor with high reliance on private transport. As
such, and given its relatively remote location, B1 employment uses would be less suited at
this location other than as ancillary space.
Saxham Business Park is adjacent to Junction 41 of the A14 and consequently has excellent
strategic transport links. It has a strong internal road network with wide roads and there is
plenty of parking capacity. The buildings on site are generally large, and relatively modern.
The most significant occupier is agricultural machinery maker Claas; while at the western
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end of the site is the Saxham Calor Gas Centre. If the site were to become vacant it is likely
that this land could attract new occupiers for both industrial and logistics use, given the lack
of vacancy on the rest of the site and the strength of the road.

Stanton Shepherd’s Grove
Shepherd’s Grove is a former airfield and largest single existing employment site in the St
Edmundsbury part of the District (95.51ha, although not all built out for employment uses). It
is split into two areas of industrial units. To the east there are several large industrial
buildings, including a DHL logistics centre. These units have reasonably strong access to the
strategic transport network via Summer Road, off the A134. Despite the scale of these units
there is only one access point, a fairly narrow road leading directly off Summer Road.
The units in the south west section are smaller, with fairly poor vehicular access, and
accommodate a broad range of light industrial uses. Many of the buildings on this part are
old and in some cases empty/dilapidated (several have asbestos roofing). Several business
are involved in engineering, motor repair and construction.
A new unit has recently been built towards the north-west corner of the site suggesting an
appetite for new investment. The site overall is a large one, with a growing need for
investment in infrastructure and buildings. A 2019 masterplan for the site proposed an
internal link road and a further link road to the west would be required. There are
deliverability issues with bringing forward these proposals since it was allocated in the Rural
Vision in 2014.

Wratting (North) and Wratting (South)
These two sites are on opposite sides of the A143, with reasonable strategic road access.
There are decent public transport links with Blunts Corner. The units are of average quality
across both of the sites, with Karro acting as a single occupier across both sites. The sites
are fully developed and there is little room for expansion, with agricultural use surrounding
both sites.
There could be potential for intensification of development on the southern site, as this is
currently low profile in nature. In May 2021 local developer Jaynic purchased the North site,
with the stated intention of developing it for 2.4ha of short- or long-term open storage and for
industrial and distribution use.

5.3 Town centres
As well as the identified employment sites in the District, there is a limited amount of
employment stock in and around the main town centres. The maps in Figure 5.4 show the
buildings. As can be seen, within the context of each town centre, the office buildings are
generally small scale and scattered.
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Figure 5.4 Town centre ‘B’ employment sites
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5.4 Summary
There is a total of 75 existing employment sites in the District, many of which are small scale
and comparatively remote. A sub-set of 25 sites was selected by the Council for more
detailed analysis. This Chapter has summarised the main employment locations and town
centres.
A key finding here is that there is a total of 38.4ha of land available to the District, spread
across eight sites, for future development as employment land. As is noted here, current
allocations have been rapidly developed in recent years, especially in Bury St Edmunds, and
there is the possibility that the District will begin to experience a supply squeeze. This is a
particular concern given that current market conditions mean that there is strong demand for
low-density strategic distribution facilities.
A small number of large sites have been put forward by stakeholders that might become
available to alleviate this supply squeeze, but these have yet to receive any scrutiny in
planning terms and so there is no certainty that they will be suitable or can come forward.
There are potential new sites, as identified in the SHELAA 2020 and update 2021 which,
subject to further site assessment, can contribute to the supply of future employment land in
the District.
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6.0 Future requirements for employment space
This section sets out quantitative projections of demand for the previous B-class
employment uses, now classes E(g)(i) Offices, E(g)(ii) Research & Development, E(g)(iii)
Light industry and existing classes B2 and B8.

6.1 Method
Forecast demand for floorspace and land is derived from forecasts of employment change
by sector. In this case we use the forecasts from the East of England Forecasting Model
(EEFM). We then translate employment growth into floorspace requirements by applying plot
and job density ratios, drawing from HCA guidance and our own experience. However,
recent years have seen significant changes in the way businesses occupy space (which
might be further changed following COVID-19) and we undertake sensitivity tests around this
point by varying the employment density ratios applied.
The EEFM model also generates its own land use and floorspace forecasts and we
benchmark our findings against the output of that model as a further sensitivity check.
Projecting employment land and floorspace in this way takes account of the existing local
economic structure of the District, the sectors that are projected to grow or decline nationally,
and the relative past performance of West Suffolk District compared with these broader
national trends.
Quantitative econometric projections are a top-down and mechanistic method. Whilst much
local data is incorporated into these projections they need to be sense checked against local
intelligence on the West Suffolk economy. This is done through the data analysis and
stakeholder consultations reviewed in earlier chapters. The sector forecast method of
projecting demand for floorspace is also compared with analysis of past trends in floorspace
stock and projecting forward of those trends.
Finally, we compare the forecast demand with the land and property supply identified in the
appraisal of employment stock.

6.2 Employment projections
The East of England Forecasting Model (EEFM) publish regular forecasts of employment for
local authority districts and other areas in the East of England. The most recent forecasts are
dated August 2020 using the 2018 Business Register Employment Survey (BRES) baseline
employment data. 30
The EEFM forecasts are produced at the level of 32 sectors and combine published data for
the former Forest Heath and St Edmundsbury districts to generate a forecast for West
Suffolk.
There are two caveats to note about the EEFM forecasts.
•

30

They are based on observed past trends that reflect past infrastructure and policy
environments.

Cambridge Econometrics (2020) East of England Forecasting Model Technical Report: Model
Description and Data Sources
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•

They are unconstrained, which means that the forecast numbers do not take into
account any policy or other constraints that might prevent their actual realisation on
the ground.

Over the period 2020-40, the EEFM shows a projected increase in population of 12,200, (an
increase of 6.7%), although the working age population is projected to decline by -500 over
this period (a decline of -0.5%).
The total number of jobs in West Suffolk is projected to increase by 6,500. The number of
workplace employed people in West Suffolk is projected to increase by 5,700 (some people
work in more than one job), whilst the number of employed residents is projected to increase
by 7,600. The effect would be that net out-commuting increases by 1,900 over the period.
The forecasts by broad sector are illustrated in Figure 6.1. The largest growth sectors are
projected to be:
•
•
•

Accommodation & Food – up 2,200 jobs
Administrative & Support Services – up 1,700 jobs
Health – up 1,500 jobs

These are not sectors that are, in general, large occupiers of B-class employment space.
Among the office-based sectors, Professional, Scientific & Technical services are projected
to grow by 1,000 jobs. But both manufacturing and warehousing, sectors that would be
expected to be the largest occupiers of industrial space are both projected to decline.
Figure 6.1 Projected employment change by sector, West Suffolk, 2020-40

Source: Cambridge Econometrics (2020)

The Standard Industrial Classification (SIC) is a hierarchical classification of activities into
sectors. At the most disaggregated activity level (5-digit SIC) we classify activities as to
Prepared for: West Suffolk Council
By: Ramidus Consulting Limited
Date: 22nd November 2021

66

WEST SUFFOLK EMPLOYMENT LAND REVIEW
whether they are likely to occupy office or industrial floorspace – or neither. This provides a
finer grained representation of the economic structure of the West Suffolk economy by use
class type. Through this process we also adjust for the impact of the contract cleaning sector
on the West Suffolk employment data so that projected growth in business services is not
over-represented.

Future change in employment
Applying this to the EEFM forecast by sector we project the future change in employment by
office and industrial (manufacturing, warehousing and other industrial) occupiers, over the
period 2020 to 2040. To this projected change in jobs we then apply a standard employment
density ratio. Projected change in jobs and employment density ratios are set out in Figure
6.2.
In total this produces a projected reduction in industrial floorspace of -50,600 sq m (550,000
sq ft) and an increase in demand for office floorspace of 15,200 sq m (163,000 sq ft).
Figure 6.2 Future demand for employment space, West Suffolk, 2020-2040
Sector
Manufacturing
Warehousing
Other Industrial
Offices

Jobs
-1,408
-63
239
1,084

Density
Floorspace
Ratio31
(sq m)
40
-56,300
60
-3,800
40
9,500
14
15,200

These projections are sensitive to the density ratio assumptions, and the way businesses
occupy space and the consequent impact on employment density ratios has changed over
time and may do so to an even greater extent.
As a sensitivity test, we have applied both a higher and lower employment density ratio to
the above estimates to provide a range of potential outcomes (Figure 6.3). This range shows
a reduced demand for industrial floorspace of between -38,200 sq m (-411,000 sq ft) to 62,900 sq m (-677,800 sq ft) and an increase in office floorspace of between 10,800 to
19,500 sq m (116,000-210,000 sq ft).
Figure 6.3 Future demand for employment space, applying sensitivity tests
Sector
Manufacturing
Warehousing
Other Industrial
Offices

31

Jobs
-1,408
-63
239
1,084

Density
Floorspace
Ratio
(sq m)
30
-42,200
50
-3,200
30
7,200
10
10,800

Density
Floorspace
Ratio
(sq m)
50
-70,400
70
-4,400
50
11,900
18
19,500

Based on sources such as the HCA Employment Density Guide (3rd Edition) adjusted to reflect the
nature of stock and activity in West Suffolk drawing on our professional experience.
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EEFM land use forecasts
By way of comparison the EEFM Land Use forecasts project over the period 2020-40 a loss
of 59,200 sq m (637,000 sq ft) of industrial space, a loss of 13,500 sq m (145,000 sq ft) of
warehouse space and a gain of 53,900 sq m (580,000 sq ft) in office space. The EEFM
Land-use forecasts therefore predict a higher loss of industrial floorspace and a higher gain
in office floorspace than our own projections.
Figure 6.4 Future demand for employment space using EEFM land use forecasts
Sector
Industry
Warehouse
Office
Sector
Industry
Warehouse
Office

2010
477,700
390,400
337,300
2020
465,500
440,100
338,000

2019
470,500
445,500
360,200
2030
431,200
433,400
363,200

2010-19
-7,200
55,100
22,900
2040
2020-30
406,300
-34,300
426,600
-6,700
391,900
25,200

2020-40
-59,200
-13,500
53,900

Source: EEFM Land Use Projections

For the past period 2010-19 the EEFM forecast show a loss of 7,200 sq m (77,500 sq ft)of
industrial floorspace, a gain of 55,100 sq m (593,000 sq ft) in warehouse floorspace and a
gain of 22,900 sq m (246,500 sq ft) of office floorspace. According to the VOA floorspace
statistics what actually occurred over this period was a gain of 45,000 sq m (484,000 sq ft) of
industrial floorspace, which covers industry and warehousing in the EEFM figures so is
broadly comparable, but office floorspace declined by 22,900 sq m (247,000 sq ft).
Figure 6.5 sheds light on this by showing actual past change by sector against projected
future change from the EEFM data. Whilst positive growth is projected for the Professional,
Scientific & Technical services sector, in line with broader macro trends, for West Suffolk this
sector has seen a decline in employment in recent years, Conversely the EEFM projects a
future loss of jobs in the wholesale distribution sector, where recent trends in West Suffolk
have shown strong growth.
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Figure 6.5 Past change and projected change by sector

Source: EEFM

The sectoral pattern of projected growth is however quite different to that witnessed in West
Suffolk in the recent past. This suggest broader sectoral trends may not be the best way of
predicting local demand within West Suffolk.

Past trends in floorspace
An alternative projection is to apply the recent trend rate of change in floorspace to the
future. Over the ten years 2009-2019, office floorspace stock declined by an annual average
of 1,900 sq m (20,400 sq ft), or -1.2% per annum. If this same rate of change were applied
for the next 20-year period, it would imply a loss of between 32,000 and 38,000 sq m
(344,000 and 409,000 sq ft) of floorspace depending on whether the annual rate or annual
quantum is applied.
For industrial floorspace over the ten years 2009-2019, the stock increased by an annual
average of 3,700 sq m (39,800 sq ft), or 0.3% per annum. Over a 20-year period this would
imply a gain of between 74,000 and 77,000 sq m (796,000 and 829,000 sq ft) of floorspace
depending on whether the annual quantum or annual rate is applied. Applying a plot ratio of
0.4 would mean demand for about 19ha of industrial land over a 20-year period.
Past change in stock reflects what has actually occurred in recent years including loss of
stock to housing and newly built out space. The latest data relate to 2019, so it will not
capture the most recent activity since then, although post-2019 data are likely to be atypical
due to covid related economic effects.
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Wider sub-regional economy
West Suffolk borders a number of neighbouring authorities. The most significant of these in
economic terms is the greater Cambridge economy, defined here as the local authority
districts of Cambridge and South Cambridgeshire.
The Greater Cambridge area had a population of 288,000 in 2020, a population that is
predicted to grow by 31,000 or 10.9% over the period to 2040. The working age population is
projected to grow by just 6,600 over this period, whilst the total number of jobs is projected to
increase by 33,200.
The largest projected growth sectors are Accommodation & Food (up 7,600 jobs); Health &
Care (up 6,500 jobs); Research & Development (up 3,400 jobs); Construction (up 3,200
jobs); and Education (up 3,100 jobs).
According to the EEFM land use forecasts, the demand for industrial premises is expected to
decline by -89,000 sq m (958,000 sq ft). Demand for warehouse premises is expected to
increase by 16,000 sq m (172,200 sq ft). And demand for office space is expected to
increase by 190,000 sq m (2.0m sq ft).

Functional Economic Market Area
We set out in earlier chapters the Functional Economic Market Area (FEMA) within which
West Suffolk lies. This included the fringes of surrounding districts including, for example,
Babergh, Braintree and King’s Lynn and West Norfolk. In terms of the concentrations of
employment land, a more focused FEMA is best approximated by the districts of West
Suffolk, Cambridge and South Cambridgeshire. The role that West Suffolk plays within this
FEMA is illustrated by its respective shares of office and industrial floorspace (Figure 6.6).
Figure 6.6 West Suffolk share of FEMA office and industrial floorspace

Source: VOA (2020) Floorspace Statistics
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It has 56% of industrial floorspace stock but just 14% of office floorspace stock. The reason
the sectoral based demand projection did not generate a reliable projection for West Suffolk
is that the demand projections work at the level of the FEMA but not, in this case, of the
District.
West Suffolk’s role is primarily in providing for the industrial needs of the FEMA, hence its
industrial stock has grown to support the economic growth of the FEMA.
This does not mean that in the future West Suffolk might not be able to capture more of the
FEMA’s office market share, but it is not there at present and our stakeholder consultations
suggest there needs to be a significant change in conditions for this to occur.
For the FEMA, defined as Cambridge, South Cambridgeshire and West Suffolk, there is
projected growth of 39,700 jobs over the period 2020-40. As shown in Figure 6.7,
Accommodation & Food Services is projected to grow by 9,800 jobs, Professional, Scientific
& Technical Services by 8,000 jobs and Health by 8,000 jobs.
Figure 6.7 Projected jobs growth, FEMA, 2020-2040

However, even at the level of the FEMA, such forecasts are not good at capturing demand
for strategic warehousing, which is something that falls outside of these models.

Forecast summary
The resulting forecast from the different methods and sensitivity tests set out above are
summarised in Figure 6.8 below.
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Figure 6.8 Projected floorspace demand, West Suffolk, 2020-40 (sq m)

Our recommended approach is to adopt the Central Sector Forecast for Office demand and
the Past Trends for Industrial demand. This reflects the policy ambition to diversify and
capture the District’s share of higher value sectors, whilst also seeking to accommodate the
strong demand for industrial activity to feed its FEMA role.

6.3 Demand and supply balance
The balance of demand and supply for employment land needs to be addressed through the
different types of employment floorspace. For West Suffolk this is best considered in terms
of the following categories.
•
•
•
•

B1/Office E(g)(i), E(g)(ii)
E(g)(iii), B2, B8 Industrial
Strategic Distribution Sites
Rural Employment

B1/Office – E (g)(i), E(g)(ii)
The stock of office floorspace in West Suffolk has been diminishing. There is currently no
strong demand for offices and new office development is not currently viable.
Nevertheless, in order to plan for a diverse economic base, it is reasonable to plan for some
new office stock to support local policies for economic development and regeneration. The
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sector approach for West Suffolk forecasts demand for 15,200 sq m (164,000 sq ft). This
would reflect West Suffolk capturing its share of the FEMA demand for office-based activity.
This should be focussed on Bury St Edmunds where market demand is strongest. The eight
wards that make up the Bury St Edmunds urban area currently account for 40% of
employment in West Suffolk. 32 Bury St Edmunds has also accounted for 62% of all recent
net additions to employment floorspace from planning permissions.
Even low-density office space at a plot ratio of 0.4 would only require 3.8ha of land to
accommodate 15,200 sq m. 33
There may also be opportunities to re-purpose some town centre premises to accommodate
B1 office activities. This includes Bury St Edmunds but also the other towns where the
demand is for smaller scale and affordable premises to meet locally generated requirements.

E(g)(iii), B2 and B8 Industrial
The preferred approach to forecast demand for industrial land is derived from projecting
forward past change in industrial stock. This generates a demand for 19ha for industrial
activity including light industrial, manufacturing and distribution.
The proposed employment sites that would be suited to E(g)(iii), B2 and B8 industrial
development are situated at different locations throughout the District and hence will provide
a spread of local job opportunities.
This demand will be for a range of different types of property products including: Hybrid
Industrial; Logistics; Storage; Manufacture; Food Production; Product Based; and Service
Based.

Strategic distribution
Over and above distribution demand to serve the sub-regional economy West Suffolk has
experienced demand for Strategic Distribution Sites. These are warehouses of typically more
than 9,000 sq m (97,000 sq ft) that are serving as regional or national distribution centres.
Though there is increasing demand for ever larger units that require large sites.
Such demand is difficult to incorporate within a local district level forecast and the demand
needs to be considered at a sub-regional level and the best sites identified within that subregion. Such an approach has been adopted, for example, with the Leicester and
Leicestershire Strategic Distribution Study to plan for growth in the high demand so called
logistics ‘golden triangle’.
There has been demand from this sector and West Suffolk has a role to play in
accommodating this demand. A site of 20ha, for example, would accommodate around
80,000 sq m (861,000 sq ft) Class B8 of strategic distribution floorspace. In other words, one
strategic distribution site could use an equivalent amount of land to that required for all other
local industrial activity. Hence the proposed employment sites should be kept separate.
Given the strength of demand we suggest that the council seeks to identify and allocate a
site suitable to accommodate strategic distribution provision for 20ha of land, on one or more
32
33

After adjusting to remove the impact of the contract cleaning data.
A plot ratio of 40%, or 0.4 means that 1ha site would yield a built footprint of 4,000 sq m for
employment floorspace.
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sites. That is equivalent to 1ha per annum over the Plan period. Potentially more land could
be allocated to satisfy demand for strategic distribution. However given the strategic nature
of the provision rather than individual districts planning provision in isolation we would
recommend a more co-ordinated sub-regional approach to meeting the requirements of the
strategic distribution sector.

Rural employment
The five main towns account for 75% of West Suffolk’s total employment, which leaves 25%
or just over 20,000 jobs in the rural wards of the District. 34 The NPPF on Supporting a
prosperous rural economy states that, planning policies should enable, “the sustainable
growth and expansion of all types of business in rural areas, both through conversion of
existing buildings and well-designed new buildings.” 35
Demand for rural allocations would fall within the overall demand figure for the District but we
suggest making a small additional allowance of up to 2ha to permit flexibility and choice to
accommodate demand in the rural parts of the District.

Loss of stock
The forecasts for office and industrial land set out above are based on net change in
demand for floorspace. They represent the quantum of land that would be needed if there
were no loss in employment land or floorspace.
To the extent that existing employment land is lost during the plan period then additional
allocations may be needed to replace those losses. Therefore any losses, including for PDR
need to be monitored in order to ensure the net change figure is met by increasing the gross
stock figure where necessary. As noted in Chapter 4, the quantum of office floorspace lost
through PDR is not known but it appears to be a small but steady loss and the gross amount
of new office E(g)(i) may need to be adjusted up to compensate for this.
The introduction of the new E class from September 2020 gives greater flexibility to move
between uses for certain categories of employment. This may further impact on the supply of
existing or future office stock. We do not believe that the probability of loss of large parts of
office stock to other E class is high, but there is some possibility of loss to E(a), E(b), E(c),
E(d), (E(g)(ii) and E(g)(iii). We think the probability of loss to E(e) and E(f) is lower.
These other E use classes are also employment generating, so the overall impact on
employment would be mitigated. It depends on the relative density of employment.
Employment impacts would be greatest if it were lost to a low density use such as a gym.
To provide a reasonable margin to allow for loss of office stock through prior approvals or
other reasons, we recommend that the allocation for Office E(g)(i)(ii), be increased to 20,000
sq m, which may require around 5ha of land. Loss of stock should then be monitored to
establish whether this is needed.

Frictional vacancy
In normal market conditions there will always be an element of vacant land and premises to
enable the market to function smoothly and allow for churn of businesses. This frictional
level of vacancy is usually considered to be around 8%. Above this level there is excess
34
35

Again, after adjusting to remove the impact of the contract cleaning data.
National Planning Policy Framework (July 2021) Para 84.
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vacancy which needs to be manged down. Below 8% the market is relatively tight. We do
not have data on vacancy rates in West Suffolk, but observationally through our site visits
and consultations with stakeholders, the market appears relatively tight at present and
certainly well below 8%. For the purposes of estimating an additional allowance for below
frictional rates of vacancy we would estimate vacancy rates at present to be around 4%.
Using the VOA stock data set out earlier and applying a plot ratio of 40%, we suggest an
additional allowance of 17ha to return to a frictional vacancy rate of 8%.36 If the allowance for
below frictional vacancy is distributed proportionately to the rest of the demand forecast,
then this would add demand of 1.8ha for B1/office; 7ha for light industrial/local distribution;
7.4ha for strategic distribution; and 0.7ha for rural demand.
This gives total demand for the plan period of 6.8ha (27,400 sq m) for B1/office; 26ha
(104,100 sq m) for light industrial/local distribution; 27.4ha (109,600 sq m) for strategic
distribution; and 2.7ha (11,000 sq m) for rural demand37. In total this would accommodate
around 6,700 jobs. Of these jobs nearly 2,000 would be for B1/office activity; around 2,600
for light industrial/local distribution; just under 1,400 for strategic distribution; and just under
800 in rural areas. 38

Supply
Forecast Demand + Allowance for below Frictional Vacancy – Supply = Amount to Allocate
As set out in Figure 5.3, available land from existing employment land designations totals
38.4 ha. The leaves an additional net 24.6ha to be allocated to meet the projected demand
over the plan period. The balance of demand and supply is summarised in Figure 6.9. Based
on assessment of sites in Figure 5.3 we estimate the most likely uses for existing supply are
5ha for B1/office; 22.4ha for light industrial/local distribution; 8.7ha for strategic distribution;
and 2.4ha for rural demand. Supply and demand are broadly in balance for the B1/office and
rural segments of the market, whilst supply slightly exceeds demand for light industrial/local
distribution, before allowance for frictional vacancy.

36

Based on a combined office and industrial stock of 1,585,000 sq m in 2019. (VOA Floorspace
Statistics).
37 Floorspace figures are stated in terms of gross internal area (GIA).
38 Based on floorspace-to-worker ratios of 14 sq m for B1/office and rural, 40 sq m for light
industrial/local distribution, and 80 sq m for strategic distribution.
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Figure 6.9 Balance of supply and demand for employment land (ha)

The allowance for frictional vacancy is added to the forecast demand. We then subtract
existing supply to give the amount outstanding to allocate by use type. The resulting balance
between demand and supply for the different use types implies that of the 24.6 ha to be
allocated 1.8ha should be suitable for B1/office uses (E (g) (i and ii)); 3.7ha for light
industrial/local distribution (Egiii, B2 and B8); 18.7ha for strategic distribution (Egiii, B8); and
0.4ha for rural need39.
We believe that further additional allocations to accommodate demand for strategic
distribution would be taken up by that sector. But as stated previously, we think that
providing for the needs of strategic distribution sector is something best addressed at the
sub-regional level.
This breakdown by Use Class is provided for guidance only and should be considered
alongside the Council’s economic growth aspirations for the District, monitoring of take-up on
existing provision and site selection based on constraints, opportunities, suitability and
availability. This will then inform the appropriate mix and distribution of uses to be planned
for in the local plan. Given the existing baseline of 38.4ha (available supply), Figure 5.3
identifies existing sites that are suited to a range of B class uses (B1, B2 and B8), it is
important the delivery of this existing provision is closely monitored to enable an appropriate
mix and identification of site allocations to meet identified needs.
In terms of the spatial distribution of supply within the District (Figure 6.10), the largest
existing allocation is in Bury St Edmunds, which fits with the town being the strongest focus
of demand. The remaining existing supply allocations are distributed throughout the District,
which fits well with accommodating local demand, which is the principal source of demand in
the District.

39

Figures are presented to one decimal place, hence may not always sum due to rounding
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Figure 6.10 Spatial distribution of employment land supply (ha)

Additional allocations should focus on Bury St Edmunds where there is strongest demand,
and then the other towns, with the exception of Brandon due to its environmental constraints
and a small amount of rural provision.
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7.0 Conclusions and policy recommendations
West Suffolk had a population of 177,300 in 2020, with a lower percentage of working age
population than the regional or national average. Economic activity rates are high at 86.1%,
significantly above the regional and national average.
Qualifications of the resident workforce are below the regional and national average and a
comparatively high proportion of workers are employed in skilled trades and in sales and
customer services occupations.
Jobs density in the District is quite high with more jobs than working age population. A
particularly high proportion of jobs are in the Administrative & Support Service Activities
sector (although 18,000 out of a total of 99,000 jobs in the District are in the ‘General
cleaning of buildings’ sector, which may mean that not all the economic activity takes place
in the District). The District is also over-represented in manufacturing employment which
accounts for just over 10% of all jobs.

7.1 Spatial
Strategic locations
The District sits within a strategic location, where the A11 and A14 ‘corridors’ are becoming
more established. The former is also the focus of the more conceptual ‘Cambridge-Norwich
Tech Corridor’. These corridors have been, and will continue to play, a growing role in
driving the District’s commercial property market and economic growth more generally. The
Council should develop its vision for economic development along these growth corridors,
with appropriate approaches to spatial policy and economic development. This could
include, for example, identifying a range of strategic employment sites.

West Suffolk’s role in the FEMA
The Council should continue to work towards a more clearly defined role of the District within
the wider Functional Economic Market Area, including Babergh, Braintree, Breckland,
Cambridge, East Cambridgeshire, Mid Suffolk and South Cambridgeshire. Within this wider
area, West Suffolk contains 56% of industrial premises and just 14% of office stock.
While this ELR focuses on the employment land needs of the District, the reality is that
residents, jobs and businesses flow daily across administrative boundaries. The District
should continue to work with neighbouring authorities to establish its economic role within
the wider Functional Economic Market Area, particularly with respect to land allocations and
expectations of demand sectors.

Cambridge effect
Research has revealed that there is not yet any significant ‘Cambridge effect’ in terms of the
District benefiting from businesses relocating from the Cambridge area in search of more
cost effective premises. The most likely potential exception to this rule is Newmarket, which
sits within a very short distance from Cambridge, and which has availability of land (for
example at Hatchfield Farm) and premises and competitive rents.
This report has highlighted various ‘corridors of growth’, which have Cambridge at one end,
but these are clusters in their own right, rather than reflecting the migration of firms from a
high cost location to lower cost locations.
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It is recommended that the Council take a more structured approach to understanding how it
might attract Cambridge ‘overspill’ through proactive marketing and ‘packaging’ of site
opportunities.

Bury St Edmunds
Bury St Edmunds is the largest urban settlement, with good road access and a rail station. It
is also earmarked for significant growth in terms of new housing and employment land. The
town should be a key focus for inward investment. In particular, the town has attractions as a
corporate office location that other centres do not. The Council could support this growth by
identifying potential office locations and sites, so that Economic Development can promote
the office economy in the town.

7.2 Commercial property
West Suffolk comprises of a small number of relatively small commercial property markets,
concentrated mainly along the road corridors of the A11 and A14. It is an area that has seen
a surge of interest in large sheds, hugely out of scale with earlier developments, other than
the agribusinesses that have characterised the area.
This surge in development for logistics facilities, combined with erosion of employment
space and land by residential pressure, has highlighted a problem: smaller and medium local
businesses, and even some larger ones, face challenges securing upgraded, expansion or
consolidation accommodation.
The overwhelming evidence of the research and consultation for this ELR suggests a need
not only to protect concentrations of existing employment, but also to release further land for
commercial (former Use Class B1 and current Use Classes B2 and B8) development.
Agents – somewhat unusually, it must be said – have stated the view that the Council may
have to engage in direct provision to ensure a supply of suitable modern space for growing
local businesses. This is an option that should be seriously considered.
As discussed in Chapter 5, a long list of 75 employment sites were given a ‘light touch’
assessment, from which a subset of 25 sites was examined more closely. A central task
here is to understand what capacity remains within this reservoir of sites for future
development as employment land and, specifically, whether the District has sufficient land
reserves to meet future demand. The analysis here shows that there is a total of 38.4ha of
land available to the District for future development as employment land.
While there are a number of other sites identified in the SHELAA that could potentially come
forward, these require further assessment through the local plan process.
Section 4.1 drew attention to the question of viability, and specifically the fact that
speculative office and light industrial development was not viable currently. However, it is
important in the context of a long-term plan to ensure the balance of land allocations in the
District allows for future office development, particularly for growing local businesses and
inward investors who will offer skilled jobs to local residents.

7.3 Light industrial activities
Most of the District’s industrial land is occupied by ‘light industry’, service-based businesses
typified by the ‘white van economy’. Demand is high, and new supply is minimal. Low
vacancy and rising rents, together with feedback from local agents suggest that existing
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concentrations of such activity need to be nurtured (through intensification and upgrading)
and through additional net new supply.
Light industrial activities form the backbone of the commercial property market and, by
extension, are critical to the wider economy both in terms of creating jobs and ensuring that
the economy is well-serviced. In general, the light industrial market requires relatively simply
buildings that are flexible in use and can be adapted for different occupiers. The light
industrial sector is extremely diverse. Section 3.6 demonstrate that the District is overrepresented in Skilled Trades and Elementary Occupations, many of which are hosted in
light industrial space.
One feature of the market, as noted in Section 2.5, is that much ‘industrial’ property is
occupied by firms who are product and service based, rather than producers per se. The
majority of industrial buildings are now occupied by businesses that require higher
specification, flexible space, often with office content. Indeed, many industrial premises
today are occupied by non-industrial businesses, with much employment on designated sites
of a non-industrial nature. Changes to the wider economy including internet shopping are
also driving demand for light industrial space.
The evidence presented here from the IDBR survey in Section 3.4 shows that the strongest
focus of industrial activity is to be found around Bury St Edmunds and adjacent to the A14.
There are also very significant concentrations of activity around Haverhill and Mildenhall and
to a lesser extent around Brandon and Newmarket. There are also clusters of industrial
activity along the A143.
Despite its importance, the light industrial market is under threat. Section 4.1 noted that the
recent pressure for 'big sheds' is resulting in smaller light industrial and office users being left
short of modern supply. This is reflected in larger industrial areas in Haverhill and Mildenhall,
where even relatively old stock is filling market needs, with low vacancy and no sign of
dereliction. Further pressure on light industrial premises is likely to grow as a result of
changes to the Use Classes Order and the new Class ‘E’. Changes to PDR might also push
business away from high streets onto industrial estates, thereby creating further pressure.
Consultations for this study with locally active agents, developers and public sector agencies
reinforced the overall picture of a potential shortage of light industrial space. Despite
evidence of strong demand, there is a mismatch between rental levels and development
costs. In short, with notable exceptions, new development is generally not viable.
There appears to be a strong and growing case for direct intervention by the local authority,
through the provision of start-up units and affordable space. This is explored further in
Section 7.6.

7.4 Other sector strategies
Develop industry strengths
The District has particular strengths in specific sectors: Agritech, Agrifood, food and drinks
processing, equine life science and medtech are all strong. These industries demand skilled
workers. The Council should seek to consolidate and nurture these strengths, perhaps
starting with awareness raising and general marketing of sites where ‘clusters’ of activity can
be identified. The Cambridge-Norwich Tech Corridor is obviously a key feature of such
promotion.
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Offices
As noted in this report, the office market in West Suffolk is relatively small and localised.
There are some significant offices attached to manufacturing and science facilities, but
relatively few ‘corporate' offices of any size (finance, insurance, professional, media, etc).
The District lacks the critical mass to attract and sustain larger office occupiers, which tend
to focus on the region’s larger office markets in Cambridge and Norwich.
Consultation with market agents for this study suggest that demand is relatively strong, but
largely unmet, for serviced and flexible workspace which is suitable to meet the needs of
start-up and grow on businesses within the District. This reflects the high proportion of micro
and small firms in the District which require this type of flexible office workspace.
Business support agency MENTA is active in the District with premises in Haverhill and two
in Bury St Edmunds. MENTA, supports business professionals with a range of training
products, as well as business unit space, co-working and meeting spaces. They support
business with grant and loans advice as well as business development sessions in digital
skills, marketing, sales-skills, social media and process improvement. The Council could
support more facilities to assist the small business community.
It is recommended that the Council should monitor changes to the provision of office
floorspace within the District to ensure that stock of space suitable for smaller, more cost
conscious businesses is not eroded as a consequence of PDR. While the loss of office
floorspace to residential development has been relatively modest over recent years, this
could increase as a result of new Use Class E.
The relatively limited demand for new corporate office floorspace is likely to be met within
the larger land allocations in Bury St Edmunds and Newmarket. These sites could also
provide opportunities for existing medium and large office occupiers within the District to
grow as well as attracting inward investment from occupiers looking to capitalise on the
strategic road connections along the A11 and A14 Corridors.

Logistics
The A11 and A14 Corridors are maturing and assuming a more strategic role. This is
reinforced by the growing importance of Felixstowe (as discussed in section 3.1). The
market feedback during the research for this ELR underlined the high level of latent demand
for ‘sheds’, suggesting even that the market was being held back by a shortage of suitable
sites.
The designation of Felixstowe as ‘Freeport East’ is a highly significant event for the subregional economy in this respect. It will become a hub for global trade and national
regeneration, including Britain’s busiest container port, two major ferry ports and located
close to the East Coast green energy cluster.
‘Large sheds’ are not generally welcomed in policy terms (due to relatively low job density)
or by residents (due to aesthetics), but there can be little doubt that changes to the economy
demand more distribution facilities. Moreover, distribution facilities are often accompanied by
manufacturing and/or office jobs. The Council should work with its sub-regional partners to
develop a strategic view of the opportunities for logistics provision across sub-region, and
seek to focus new provision at key locations, along the A14 Corridor and, to a lesser extent,
the A11 Corridor, where there should be a more nuanced approach to development for tech
companies.
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Rural employment
The District’s smaller settlements and rural areas play an important role in accommodating
local businesses and retaining home-based businesses within their local communities. This
is good, sustainable activity. At the same time, the changing nature of work and the
economy means that there is a growing number of people working in small and micro
businesses, whose preference is a rural or local setting.
In light of these trends, there should be a positive policy framework that encourages rural
enterprise and diversification schemes which, in turn will help meet wider rural economy
objectives.
The Council should seek to identify opportunities for agricultural holdings, where land is held
long-term at historic values, to provide modern buildings for rural businesses. Park Farm (at
Fornham St Genevieve) and Moseley’s Farm (at Fornham All Saints) provide good examples
of such conversions. Such opportunities could provide additional services such as leisure
(Cafes) and health (wellbeing classes).

7.5 Planning policy and development management
Overall supply-demand balance
We estimate that West Suffolk has forecast demand for 63ha of employment land over the
plan period to 2040. Based on the available employment land examined as part of this study,
the Council needs to allocate a further 24.6ha, of employment land, in additional to the
baseline of 38.4ha currently allocated and available, to meet future needs up to 2040. Of the
24.6ha to be allocated 1.8ha should be suitable for B1/office uses; 3.7ha for light
industrial/local distribution; 18.7ha for strategic distribution; and 0.4ha for rural need.
The principal allocations, especially of sites suitable for B1 office development should be
centred on Bury St Edmunds, which has the strongest market attraction. Sites suited to the
Use Classes B2 and B8 industrial should be distributed around the main towns reflecting
their market strengths, and in accordance with where suitable, available and deliverable sites
are identified.
There is strong demand from the logistics sector for Strategic Distribution Sites and the
District could accommodate more of this activity by making further allocations. However, we
recommend that demand for Strategic Distribution is considered at a sub-regional level
rather than individual districts acting in isolation.
Currently, the Council’s ‘portfolio’ of employment sites examined as part of this ELR study
are highly varied in terms of their market attractiveness, likely timescales for delivery and
scope to meet future needs.
These sites have been assessed as part of this ELR in terms of suitability to meet future
needs and whilst the majority score relatively well against these factors. For example,
allocations that effectively provide extension/expansion opportunities for already successful
business locations and sites (such as those at Bury St Edmunds, Mildenhall and Newmarket
industrial estates) would appear to have stronger prospects of coming forward given their
location within established commercial centres which attract the strongest levels of market
demand.
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Outside of the main concentrations of employment land (for example, Brandon, Bury St
Edmunds, Haverhill, Mildenhall and Newmarket) larger, more strategic sites that come
forward will inevitably be considered by the market with a greater degree of uncertainty, due,
for example, to a lack of existing critical mass and base of established occupiers. A more
pro-active strategy will be needed to facilitate delivery of employment development on these
sites by agreeing how these will come forward, what uses should be accommodated on site
and what needs to be done to overcome any particular barriers to delivery.

Prioritising land for employment
Given on-going pressure on land, particularly from housing development, in order to meet
future requirements for employment space, the Council will need to realistically prioritise
existing employment sites for their suitability to meet long term employment needs and in
determining potential site allocations will need to evaluate mixed use schemes in terms of
their suitability for including employment land and buildings.
The land and buildings given additional support in this way should provide a choice of sites
and locations to support the needs of particular businesses and sectors. This will require a
more structured approach to site identification and the quantum of uses anticipated on each.
In prioritising the land and sites, the Council should have regard to (a) the suitability and
availability of the site, (b) the planning status of sites (extant planning permission, allocation
etc); (c) development constraints/costs and known requirements for infrastructure (more
detailed assessment work may be required); (d) current developer/landowner aspirations
and (e) market delivery and viability factors.
The Council should evidence how its portfolio of sites and other development opportunities
will support delivery of new space over the short-, medium- and long-term. This should be
presented as: less than five years; five to ten years, and more than ten years.
Where any gaps are identified, the Council will want to consider options for how this can be
addressed (potentially in the form of new allocations). It is helpful for allocated sites to be
assessed on a consistent basis in order to determine at broadly what point in the Plan period
they may become available, and how important any individual site is for meeting either office
or industrial needs within any rolling five-year period. It will also be important in establishing
any potential mismatch between identified allocations and those areas of the District that
attract the strongest levels of market demand.

Consolidate employment sites
The District’s existing employment sites are many and varied. Some are very small; others
are remote. Many are vulnerable to conversion. Further work should be undertaken by the
Council to understand the deliverability of existing employment sites; and gaining a realistic
insight into when sites will be coming forward.
The Council should consider reducing the number of poor quality classified employment
sites, consolidating onto a smaller number of sites that have strategic importance, as well as
the critical mass that will help protect them from other pressures. This would involve
consolidating the supply pipeline into sites and locations that are most suited to meeting
business needs over the plan period.
The smaller number of strategic employment sites should be focused on: Brandon, Bury St
Edmunds, Haverhill, Mildenhall and Newmarket. Any consolidation of sites may require
adjustment to the supply and demand balance.
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Small and remote employment sites
There are a number of very small and/or remote employment sites that comprise a small
number of units. Under certain circumstances, it would be appropriate to exercise some
flexibility in terms of the uses permitted on these sites. For example, if an alternative use is
proposed that brings benefit to the local community, then this might be considered in the
knowledge that the loss of the existing use would not harm the wider commercial market.
This finding applies to the following sites.
•
•
•
•
•

Barnham, Station Yard and Gorse Industrial Estate
Barrow, Barrow Business Park
Beck Row, Land east of Mildenhall Drove
Beck Row, Land north of Rookery Drive
Exning, Land couth of Swan Lane

The following should be considered for consolidation, partially releasing land for other uses.
•
•

Kentford
Shepherds Grove

Any loss should be compensated by new provision elsewhere.

Mixed use developments
For mixed-use allocations, masterplans and delivery strategies should continue to be used
ensure that the indicative quantum of employment floorspace/land suggested by the Council
within the Local Plan are delivered in practice over the plan period. This is because, with
large employment allocations being consumed by demand for big sheds, developers will
naturally look for new opportunities. West Suffolk has several large allocations for mixed use
schemes, all of which have well developed masterplans. Notable examples include
Hatchfield Farm in Newmarket. It is readily foreseeable that developers looking to fill
demand for big sheds will explore potential for modifying the allocations to allow more and
different employment use. The Council should ensure that it has the right level of evidence to
support the development proposed.

Affordable space
There is a need for more affordable space and move-on space for SMEs. The District has
very little provision of ‘business centres’ where flexible terms and service are provided
through a strong management function. It is recommended that the District promote such
centres and engage with operators to understand what they can deliver in terms of
affordable employment space.

7.6 Post-ELR actions
Intervention
There is a good case for direct intervention by the Council in two key markets. First, in the
light industrial market, perhaps through the purchase and refurbishment of existing buildings,
or using land held at historical prices to create affordable space that private developers
cannot economically provide. It is recommended that the Council consider direct intervention
in the market to ensure the provision of affordable units in the key centres of Brandon, Bury
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St Edmunds, Haverhill, Mildenhall and Newmarket. Any land owned by the Council could be
evaluated for this purpose to enable such delivery.
Secondly, there is the office market. In the District’s town centres there are vibrant markets
for small scale offices servicing largely local and sub-regional customers. Furthermore, there
is anecdotal evidence to suggest that there is demand from small businesses seeking a first
step on the commercial property market ladder. There is a case for intervention to ensure
the provision of affordable office space, perhaps through partnership with managed space
providers.

Article 4
The Government has recently made further revisions to the NPPF, part of which will
encourage the use of Article 4 Directions in a far more targeted way to protect core, historic
high street areas. Where they relate to change from non-residential use to residential use,
they will be limited to situations where an Article 4 direction is deemed necessary to avoid
“wholly unacceptable adverse impacts”.
The Retail and Main Town Centre Uses Study by Lambert Smith Hampton prepared at the
same time as this ELR recommends the use of Article 4 Directions in order to protect core
shopping areas due to concerns over the implications of retail to residential conversions. As
such, LSH recommends that the Council seeks Article 4 Directions for the Primary Shopping
Area for Bury St Edmunds and Newmarket; as well as for certain frontages in Haverhill,
Mildenhall and Brandon.
The corporate office market is relatively small in the District’s town centres, with larger,
modern offices being located on a range of out-of-centre parks and estates. There are
however concentrations of smaller, and affordable, office space in town centres which are
likely to benefit from such actions. Of course, the out-of-town office market is vulnerable to
change of use from offices to other uses, but this is less the case with modern offices; and
much of West Suffolk’s older office premises are located within more general commercial
areas, which means that they are less prone to being converted on a piecemeal basis.

Monitoring
This report has highlighted some issues of data quality that need to be addressed going
forward. Given the pressures created by amendments to the Use Classes Order and to the
scope of Article 4 Directions, this has now become critical. It is recommended the Council
undertake a thorough assessment of its data capture, storage and use for monitoring
purposes. This review should be built on three key principles.
•
•
•

All important data should be captured, including floorspace.
All application progress should be monitored in a timely fashion.
It should be recorded in a manner that enables detailed statistical analysis.

Data captured should be as shown in Figure 7.1
Monitoring PDR It is recommended that the amount of employment space lost by PDR
applications is recorded at the time of request for prior approval, collated, and noted in the
Officer's Report (which are usually delegated). Although PDR leading to loss of employment
land to residential use has been a relatively minor factor in West Suffolk to date, this cannot
be assumed going forward.
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Figure 7.1 Monitoring data template
Item

Notes

Application reference number
Allocation reference (where applicable)
Status
Eligible for Permitted Development Rights
Existing space (Gross) for each use class
separately
Proposed size for each use class (separately)
Gross
Proposed size for each use class. Net (if
known, or use industry standards to estimate)
Site area
Application date
Construction start date
Completion date
Application withdrawal date
Post code
Latitude and longitude
Application description

Application/Consent Not
Started/Under
construction/superseded/ withdrawn
Yes/No
Sq M, one column for each use class
Sq M, one column for each use class
Sq M, one column for each use class
ha

If applicable

Monitoring new supply All consents should be monitored until they expire or are
completed, ideally with the quarter and year of completion, but at the minimum the year of
completion. Expired consents should be archived in a separate spreadsheet.
Outline consents records should be updated to subtract any elements that have progressed
to detailed or reserved matters consents, with the reserved matters recorded separately.
That is, the sum of the outline consent and the detailed/RM consents should roughly equal
the original outline consent, until that consent is all accounted for. At this point the outline
consent should be archived in a separate spreadsheet.
Related to this, only the most recent pertinent consent date should be tracked, with older
consents archived. Each Use Class within a consent should be recorded in a separate
column. Numerical and text data should never be used in the same spreadsheet cell, since
this prevents with statistical analysis. So, for example, the Treatt consent at Suffolk Park
should be recorded with separate columns for its B1a, B1b and B8 uses (E and B8 in future).
All spreadsheets should be updated at least quarterly. All records should include basic
geodata, with a post code as a minimum and ideally eastings and northings or latitude and
longitude. By doing this the District should be able to access the pipeline by use class,
completion and status prior to complete – Not Started or Under Construction – and there
may be value in recording Site Cleared, for sites that are cleared but not started
immediately.
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Appendices
Appendix One – Consultations

Organisation
Eddison
Cambridge to Norwich Tech Corridor
Church Manor
Hazells
Jaynic
Jockey Club Estates
MENTA
Merrifields
New Anglia LEP
Pigeon
SCC County Farms
Trebor
Upton Estates
West Suffolk Council
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Consultee
Simon Burton
Linn Clabburn
Stephen Clark
Jonathan Lloyd
Nic Rumsey, Paul Sutton
Nick Patton
Alex Till
Gordon Ellis
David Dukes
Andrew Fillmore, Simon Butler-Finbow
Brian Prettyman
Greg Dalton
Hugo Upton
Anrea Mayley
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Appendix Two – Long list of 75 existing employment sites
Town
Barnham
Barnham
Station
Yard
Barrow
Beck Row
Beck Row

Brandon
Brandon
Brandon
Brandon
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds

Reference

Name & Location

Ha

Status

Existing
Use

RV4(e)
RV4(e)

Gorse Industrial Estate
Station Yard

9.34
2.30

Existing
Existing

RV4(a)
SA16(a)
Not
allocated in
SALP
SA16(b)
SA16( c )
SA16(d)

Barrow Business Park
Land East of Mildenhall Drove
Land North of Rookery Drove

1.07
2.00
1.20

Existing Mixed-use
Existing Community
Existing
Industrial

BV11

Land at Station Way
Land South of Railway line
Land South of London Road
Land South of Mile End Road
Land at Ram Meadow

1.23
5.33
5.85
23.01
3.70

Existing
Existing
Existing
Existing
Proposed

Industrial
Industrial
Retail
Mixed-use
Greenfield

BV14(a)

Anglian Lane

6.22

Existing

Industrial

BV14(b),
BV15(a)
BV14(c),
BV15(b)
BV14(d),
BV15(c)
BV14(e)

Barton Road

4.35

Existing

Industrial

Blenheim Park

10.49

Existing

Mixed-use

Hollow Road, British Sugar

60.75

Existing

Industrial

Suffolk Business Park

28.35

Existing

Mixed-use

BV14(f)

Chapel Pond Hill

20.09

Existing

Industrial

BV14(g),
BV15(d)
BV14(h)

Eastern Way

17.63

Existing

Industrial

0.97

Existing

Industrial

BV14(i),
BV15(e)
BV14(j)

Mildenhall Road

14.27

Existing

Industrial

Moreton Hall

18.14

Existing

Industrial

BV14(k),
BV15(f)
BV14(l),
BV15(g)
BV14(m)

Northern Way

15.56

Existing

Mixed-use

Western Way

18.72

Existing

Mixed-use

5.53

Existing

Industrial

BV14(m)

Greene King, Friars Lane
(South)
Greene King, Friars Lane (North)

1.37

Existing

Mixed-use

BV8

Station Hill development Area

5.96

Proposed

Brownfield

Etna Road, Enterprise Park
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Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Chedburgh
(North)
Chedburgh
(South)
Clare
Clare
Exning
Fornham All
Saints
Fornham St
Genevie
Haverhill

4.15

Proposed

Brownfield

Bury St Edmunds North West

77.78

Proposed

Greenfield

Bury St Edmunds North East

89.21

Proposed

Greenfield

54.06

Being
developed
13.92
Being
developed
21.32
Existing

Greenfield

BV14(n)

Suffolk Business Park (East RIE
)
Suffolk Business Park (West
RIE)
Rougham Industrial Estate

RV4(b)

Chedburgh (North)

2.00

Existing

Industrial

RV4(b)

Chedburgh (South)

9.86

Existing

Mixed-use

RV4(c)
RV4(d)
SA16(f)
WSE13

Chilton Street Business Park
Bridewell Industrial Estate
Land South of Swan Lane
Moseleys Farm

0.51
0.52
0.66
3.08

Existing
Existing
Existing
Proposal

Industrial
Industrial
Industrial

WSE02

Land South East of Park farm

4.35

Proposed

Haverhill North East

175.84

Proposed

Greenfield

Haverhill
Haverhill
Haverhill
Haverhill
Haverhill
Haverhill
Haverhill
Haverhill
Haverhill
Haverhill
Haverhill

CS11,
CS12, HV4
CS9, HV10
HV7(a)
HV7(b)
HV7(c)
HV7(d)
HV7(e)
HV9(a)
HV9(b)
HV9(c)
HV9(d)
HV9(e)

12.48
1.52
1.24
0.38
1.29
0.86
14.32
21.57
73.31
12.19
4.25

Proposed
Proposed
Proposed
Proposed
Proposed
Proposed
Existing
Existing
Existing
Existing
Existing

Mixed-use
Industrial
Industrial
Car park
Car park
Car park
Mixed-use
Industrial
Industrial
Mixed-use
Industrial

Ingham
Ixworth
Kentford

RV4(f)
RV4(g)
SA16(g)

2.32
Existing
1.63 Greenfield
3.00
Existing

Industrial
Industrial
Industrial

Kentford
Kentford
Kentford

SA16(h)
SA16(i)
Not
allocated in
SALP
SA16(j)
SA17(a)

Lakenheath
Mildenhall

BV9

Tayfen Road Development Area

CS11,
CS12, BV3
CS11,
CS12, BV6
CS9, BV13
CS9, BV13

Hanchet End
Wisdom Toothbrushes Factory
Chauntry Mill High Street
Rear of Argos and Post Office
Cleale's Town Hall Car Park
Brook Service Road Car Park
Bumpstead Road
Falconer Road
Industrial Estate
Homefield Road
Stour Valley Road, Project Office
Furniture
Ingham
Ixworth, land off Bardwell Road
Bury Road, Lanwades Business
Park
Land South of Gazeley Road
Land South of Bury Road
Land West of Herringswell Road

Land North of Station Road
Mildenhall Academy and Dome
Site
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0.94
0.26
3.67

6.50
4.05

Existing
Existing
PP

Greenfield
Industrial

Mixed-use
Vet clinic

Existing
Industrial
Proposed Community
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Mildenhall

SA16(k)

Mildenhall
Mildenhall
Newmarket
Newmarket

SA16(l)
SA4(a)
SA17(b)
SA16(m)

Newmarket
Newmarket

SA6(g)
WSE15

Red Lodge
Red Lodge

SA9(d)
SA16(n) in
SALP
SA10(a) in
SALP
Undefined
in SALP
RV4(h)
RV4(i)
RV4(j)
RV4(k)

Red Lodge
Red Lodge
Risby
Saxham
Stanton
Wratting
(North)
Wratting
(South)

RV4(k)

Industrial Estate North of the
settlement
Extension to industrial estate
Land West of Mildenhall
St Ledger, Newmarket
Industrial Estate North of the
settlement
Hatchfield Farm
Land South of Barbara
Stradbroke Avenue
Approach to Red Lodge
North of the settlement
Land North of Acorn Way
Land West of A11 - Undefined
area - marked with 'star' in SALP
Risby Business Park
Saxham
Stanton, Shepherds Grove
Wratting (North)
Wratting (South)
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44.81

Existing

Industrial

1.99
95.38
1.60
47.70

PP (U/C)
Proposed
Proposed
Existing

Industrial

64.70
105.40

Proposed
Proposal

Greenfield
Greenfield

4.10
3.52

Existing
Existing

Residential
Industrial

27.40

Proposed

Mixed-use

TBC

SALP

Mixed-use

3.06
23.27
95.51
6.82

Existing
Existing
Existing
Existing

Industrial
Industrial
Mixed-use
Greenfield

2.37

Existing

Brownfield

Retail
Industrial
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Appendix Three – Short list of 25 existing employment sites
Town
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Bury St
Edmunds
Fornham
All Saints
Fornham St
Genevie
Haverhill

Reference
BV14(e)

Suffolk Business Park

28.35

Existing

Existing
Use
Mixed-use

BV14(g),
BV15(d)
BV14(l),
BV15(g)
CS9,
BV13
CS9,
BV13
BV14(n)

Eastern Way

17.63

Existing

Industrial

Western Way

18.72

Existing

Mixed-use

Suffolk Business Park
(East RIE)
Suffolk Business Park
(West RIE)
Rougham Industrial
Estate
Moseleys Farm

54.06

Greenfield

21.32

Being
developed
Being
developed
Existing

3.08

Proposal

WSE13
WSE02

Name & Location

Ha

13.92

Status

Greenfield
Industrial

Land South East of
Park farm
Hanchet End

4.35

Proposed

12.48

Proposed

Mixed-use

Bumpstead Road

14.32

Existing

Mixed-use

Haverhill

CS9,
HV10
HV9(a)

Haverhill

HV9(b)

Falconer Road

21.57

Existing

Industrial

Haverhill

HV9(c)

Industrial Estate

73.31

Existing

Industrial

Haverhill

HV9(d)

Homefield Road

12.19

Existing

Mixed-use

Mildenhall

SA17(a)

Mildenhall

SA16(k)

Mildenhall

SA16(l)

Mildenhall

SA4(a)

Newmarket

SA6(g)

Mildenhall Academy
and Dome Site
Industrial Estate North
of the settlement
Extension to industrial
estate
Land West of
Mildenhall
Hatchfield Farm

Red Lodge

SA16(n) in
SALP
SA16(n) in
SALP
Undefined
in SALP

Red Lodge
Red Lodge

Saxham

RV4(i)

Stanton

RV4(j)

4.05

Proposed Community

44.81

Existing

Industrial

1.99

PP (U/C)

Industrial

95.38

Proposed

64.70

Proposed

Greenfield

3.52

Existing

Industrial

Land North of Acorn
Way
Land West of A11 Undefined area marked with 'star' in
Draft SALP
Saxham

27.40

Proposed

Mixed-use

TBC

SALP

Mixed-use

23.27

Existing

Industrial

Stanton, Shepherds
Grove

95.51

Existing

Mixed-use

North of the settlement

Prepared for: West Suffolk Council
By: Ramidus Consulting Limited
Date: 22nd November 2021

91

WEST SUFFOLK EMPLOYMENT LAND REVIEW
Wratting
(North)
Wratting
(South)

RV4(k)

Wratting (North)

6.82

Existing

Greenfield

RV4(k)

Wratting (South)

2.37

Existing

Brownfield
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Appendix Four Assessment and scoring of 25 short list sites
Assessment is shown on the first set of charts, scoring on the second.

Site
allocation
number reference
Location
/ELR
reference
1
CS9,
Bury St
BV13
Edmunds,
Suffolk
Business
Park
Extension
(previously
East RIE)
2
CS9,
Bury St
BV13
Edmunds,
Suffolk
Business
Park
(Previously
West RIE)
3
BV9
Tayfen Road
Development
Area
4
BV14(g),
Bury St
BV15(d)
Edmunds,
Eastern Way

Prepared for: West Suffolk Council
By: Ramidus Consulting Limited
Date: 22nd November 2021

Area
(ha)

Type

Quality

Suitability Availability

Potential
Uses

Deliverability

54.06

Strategic
Employment
Site

Good

Excellent

Immediate

Any B class

No
constraints

13.92

Strategic
Employment
Site

Good

Excellent

Immediate

Any B class

No
constraints

4.15

Mixed Use
Allocations

N/A

17.63

General
Employment
Area

Now
residential
development
Built up

Average

Excellent

Churn only
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5

BV14(l),
BV15(g)

Bury St
Edmunds,
Western
Way
Rougham
Industrial
Estate
Land South
East of Park
farm

18.72

General
Employment
Area

Good

Excellent

Churn only

B1c/B2

Built up

6

BV14(n)

21.32

Average

Excellent

Churn only

B1c/B2/B8

Built up

Good

Good

Subject to
planning

B1a/B1c

WSE13

Moseleys
Farm

3.08

General
Employment
Area
SHELAA
emp site
proposal
(Tech
village)
SHELAA
mixed site
proposal

7

WSE02

Excellent

Good

B1a/B1c

9

HV9(a)

14.32

Excellent

Churn only

B2/B8

CS9,
HV10

Good

Average

Partially
lost

B1

No
constraints

11

HV9(b)

Good

Excellent

Churn only

Any B class

Built up

12

HV9(c)

Good

Good

Churn only

Any B class

Backs on to
residential

13

SA16(k)

General
Employment
Area
Strategic
Employment
Site
General
Employment
Area
General
Employment
Area
Employment

Good

10

Haverhill,
Bumpstead
Road
Hanchet
End,
Haverhill
Haverhill,
Falconer
Road
Haverhill,
Industrial
Estate
Industrial
Estate North
of the
settlement,
Mildenhall

Explore
potential for
extension
and/or
intensification
Explore
potential for
extension
and/or
intensification
Built up

8

Good

Excellent

Churn only

Any B class

No
constraints
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4.35

12.48

21.57

73.31

44.81
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14

SA16(l)

Extension to
industrial
estate to
incorporate
planning
permission
under
construction,
Mildenhall
Mildenhall
Academy
and Dome
Leisure
Centre Site,
Mildenhall
Land West of
Mildenhall

15

SA17(a)

16

SA4(a)

17

SA6(g)

Hatchfield
Farm

18

WSE15

19

Land to
west of
A11

20

SA16(n)

Land South
of Barbara
Stradbroke
Avenue
Undefined
area marked with
'star' in draft
SALP
North of the
settlement,
Red Lodge

Prepared for: West Suffolk Council
By: Ramidus Consulting Limited
Date: 22nd November 2021

1.99

Employment

Good

Excellent

Not
available

N/A

Built out

4.05

Employment

Average

Average

Long-term

B1a/B1c/sui
generis

Habitat
protection

Mixed-use
(2.6ha
employment
min.)
64.7
Mixed Use
(5ha
employment)
105.4
SHELAA
employment
site proposal

Good

Good

Long-term

B2/B8

Subject to
access being
secured

Good

Excellent

Medium- B1a/B1c/B2/sui
term
generis

No
constraints

Good

Excellent

Immediate

Sui
generis/equine
industry

Equine and
associated
uses only

95.38

TBC

Employment

Average

Good

Long-term

B8

Solar farm
application

3.52

Employment

Good

Good

Occupied

N/A

Delivered
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21

SA10(a)

22

RV4(i)

23

RV4(j)

24

RV4(k)

25

RV4(k)

Land North
of Acorn
Way
Saxham

Mixed use
(8ha
employment)
23.27
Rural
Employment
Area

Stanton,
Shepherds
Grove
Wratting
(North)

95.51

Wratting
(South)

2.37

Prepared for: West Suffolk Council
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27.4

6.82

Good

Good

Immediate

B1c/B2/B8

Mixed-use
site

Good

Excellent

B1c/B2/B8

Built up

Rural
Employment
Area
Rural
Employment
Area

Poor

Poor

Possible
scope for
expansion
towards
Westley
Mediumterm

B1/B2

Market driven

Poor

Good

Mediumterm

B1c/B8

Rural
Employment
Area

Poor

Good

Mediumterm

B1cB8

Explore
potential for
extension
and/or
intensification
Market
demand
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number

Site allocation
reference /
ELR reference

Location

Area
(ha)

Score

Score

Score

Score

Quality of Development Access Marketability
site/stock
potential
1

CS9, BV13

2

CS9, BV13

3

BV9

4

6

BV14(g),
BV15(d)
BV14(l),
BV15(g)
BV14(n)

7

Score
Total

Bury St Edmunds, Suffolk
Business Park Extension
(previously East RIE)
Bury St Edmunds, Suffolk
Business Park (Previously
West RIE)
Tayfen Road Development
Area
Bury St Edmunds, Eastern
Way
Bury St Edmunds, Western
Way
Rougham Industrial Estate

54.06

3

5

5

5

18

13.92

5

5

5

5

20

4.15

2

2

2

2

8

17.63

4

4

5

5

18

18.72

4

4

5

5

18

21.32

2

3

5

5

15

WSE02

Land South East of Park
farm

4.35

5

5

3

4

17

8

WSE13

Moseleys Farm

3.08

5

2

3

5

15

9

HV9(a)

Haverhill, Bumpstead Road

14.32

3

3

5

3

14

10

CS9, HV10

Hanchet End, Haverhill

12.48

4

5

5

4

18

11

HV9(b)

Haverhill, Falconer Road

21.57

3

2

2

4

11

12

HV9(c)

Haverhill, Industrial Estate

73.31

4

4

4

4

16

13

SA16(k)

Industrial Estate North of the
settlement, Mildenhall

44.81

3

4

3

4

14

5
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14

SA16(l)

SA4(a)

Extension to industrial estate
to incorporate planning
permission under
construction, Mildenhall
Mildenhall Academy and
Dome Leisure Centre Site,
Mildenhall
Land West of Mildenhall

1.99

4

1

3

3

11

15

SA17(a)

4.05

3

4

4

4

15

16

95.38

5

5

3

5

18

17

SA6(g)

Hatchfield Farm

64.7

5

5

5

4

19

18

WSE15

Land South of Barbara
Stradbroke Avenue
Undefined area - marked
with 'star' in draft SALP
North of the settlement, Red
Lodge

105.4

5

5

4

4

18

19
20

Land to west
of A11
SA16(n)

TBC

2

3

5

3

13

3.52

5

1

4

4

14

21

SA10(a)

Land North of Acorn Way

27.4

4

5

4

4

17

22

RV4(i)

Saxham

23.27

4

3

5

5

17

23
24

RV4(j)
RV4(k)

Stanton, Shepherds Grove
Wratting (North)

95.51
6.82

2
3

4
4

1
4

2
4

9
15

25

RV4(k)

Wratting (South)

2.37

3

4

4

4

15
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Appendix Five: Baseline
In the following chart, Column 4 provides a ‘map number’, each of which corresponds to the numbers on the maps in Appendix 5. Column 8,
‘land available ha’, represents the undeveloped employment land areas on sites in Appendices Two to Four (comprising sites in previous the
Employment Land Review studies of 2016 and 2017) .
number.
1

2

3

4

5

6

7

8

Local Plan
Reference
Bury St
Edmunds
(BV14a)
Bury St
Edmunds
(BV14b)
Bury St
Edmunds
(BV14c)
Bury St
Edmunds
(BV14d)
Bury St
Edmunds
(BV14e)
Bury St
Edmunds
(BV14f)
Bury St
Edmunds
(BV14g)
Bury St
Edmunds
(BV14h)

Prepared for: West Suffolk Council
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Anglian Lane

Map
num
ber.
9

Barton Road

Site Name

Use
Class

Allocation
area (ha)

Land available
as stated in the
Local Plan (ha)
0.4

Land
available
(ha)

B1 and
B8

6.22

0

7

B1 and
B8

4.35

Blenheim Park

9

B1, B2
and B8

10.49

British Sugar, Hollow
Road

7

B1, B2
and B8

60.75

Suffolk Business Park

6

B1 and
B8

28.35

5.51

0

Chapel Pond Hill

7

B1, B2
and B8

20.09

0.88

0

Eastern Way

7

B1, B2
and B8

17.63

0.2

0

Enterprise Park, Etna
Road

10

B1 and
B8

0.97

0

0.77

0

0

0
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9

Mildenhall Road

8

B1, B2
and B8

14.27

Moreton Hall

6

B1, B2
and B8

18.14

Northern Way

8

B1, B2
and B8

15.56

Western Way

9

B1, B2
and B8

18.72

0

Greene King, Friars
Lane (South)

11

B1, B2
and B8

5.53

0

Greene King, Friars
Lane (North)

11

B1, B2
and B8

1.37

0

Rougham

6

B1, B2
and B8

21.32

Suffolk Business Park
Extension BV13

6

B1 and
B8

72.34

13

17

Bury St
Edmunds
(BV14i)
Bury St
Edmunds
(BV14j)
Bury St
Edmunds
(BV14k)
Bury St
Edmunds
(BV14l)
Bury St
Edmunds
(BV14m)
Bury St
Edmunds
(BV14m)
Bury St
Edmunds
(BV14n)
Bury St
Edmunds
(BV13)
Haverhill (HV9a)

Bumpstead Road

16

14.32

1.58

18

Haverhill (HV9b)

Falconer Road

16

21.57

2.77

19

Haverhill (HV9c)

16

73.31

0

20

Haverhill (HV9d)

Haverhill Industrial
Estate
Homefield Road

12.19

0

21

Haverhill (HV9e)

Stour Valley Road

19

B1, B2
and B8
B1, B2
and B8
B1, B2
and B8
B1 and
B8
B1, B2
and B8

4.25

0

10

11

12

13

14

15

16
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4.29

0

0

0.34

0
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22

Haverhill (HV10)

17

Rural (RV4a)

Haverhill Research
Park (Hancett End,
Haverhill)
Barrow Business Park

23

2

1.07

1

0

24

Rural (RV4b)

Chedburgh (North)

12

2

1.1

0

25

Rural (RV4b)

Chedburgh (South)

12

9.86

0

0

26

Rural (RV4c)

Clare, Chilton Street

13

0.51

0.5

0

27

Rural (RV4d)

13

0.52

0

28

Rural (RV4fe)

1

9.34

0

29

Rural (RV4e)

1

2.3

0

30

Rural (RV4f)

Clare, Bridewell
Industrial Estate
Gorse Industrial Estate
(Barnham) (West)
Gorse Industrial Estate
(Barnham) (East)
Ingham

21

2.32

0

31

Rural (RV4g)

22

1.63

1.6

0

32

Rural (RV4h)

Ixworth, Land off
Bardwell Road
Risby Business Park

29

3.06

2.5

0

33

Rural (RV4i)

Saxham

29

23.27

34

Rural (RV4j)

30

95.51

35

Rural (RV4k)

Shepherd Grove,
Stanton
Wratting (North)

31

6.82

0

36

Rural (RV4k)

Wratting (South)

31

2.37

2.37

37

Rural RV10b

38

Existing
Employment
Area SA16(a)

Land East of Barrow
Hill (1 ha of B1
business use)
Land East of Mildenhall
Drove, Beck row
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B1

12.48

0.68

0
53.1

1

2

B1, B2
and B8

1

2

0

0

0
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39

40

41

42

43

44

45

46

47

48

49

Existing
Employment
Area SA16(b)
Existing
Employment
Area SA16(c)
Existing
Employment
Area SA16(d)
Existing
Employment
Area SA16(e)
Existing
Employment
Area SA16(f)
Existing
Employment
Area SA16(g)
Existing
Employment
Area SA16(h)
Existing
Employment
Area SA16(i)
Existing
Employment
Area SA16(j)
Existing
Employment
Area SA16(k)
Existing
Employment
Area SA16(l)
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Land at Station Way,
Brandon

5

B1, B2
and B8

1.2

0

Land South of Railway
Line, Brandon

5

B1, B2
and B8

5.3

0

Land South of London
Road, Brandon

4

B1, B2
and B8

5.9

0

Land at end of Mile End
Road, Brandon

4

B1, B2
and B8

23

0

Land South of Swan
Lane, Exning

14

B1, B2
and B8

0.7

0

Land South of Bury
Road, Lanwades
Business Park,
Kentford
Land South of Gazeley
Road, Kentford

23

B1, B2
and B8

3

0

23

B1, B2
and B8

0.9

0

Land South of Bury
Road, Kentford

23

B1, B2
and B8

0.3

0

Land North of Station
Road, Lakenheath

24

B1, B2
and B8

6.5

0

Industrial Estate North
of the settlement,
Mildenhall
Extension to Ind Est to
incorporate pp under
construction

25

B1, B2
and B8

44.8

0

25

B1, B2
and B8

1.9

0
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50

51

52

53

54

55

56

Existing
Employment
Area SA16(m)
Existing
Employment
Area SA16(n)
Employment
Allocation
SA17(a)
Employment
Allocation
SA17(b)
Mixed Use
Allocation
SA4(a)
Mixed Use
Allocation
SA10(a)
Mixed Use
Allocation
SA6(g)
TOTAL

Industrial Estate North
of the Settlement,
Newmarket
North of the settlement,
Red Lodge

26

B1, B2
and B8

47.7

0

28

B1, B2
and B8

3.5

0

Mildenhall Academy
and Dome Leisure
Centre site
St Ledger, Newmarket

28

B1

4

0

26

B2, B8

1.6

0

Land West of
Mildenhall

25

B1, B2
and B8

5

5

Land north of Acorn
Way, Red Lodge

28

B1, B2
and B8

8

8

Hatchfield Farm,
Newmarket

26

B1, B2
or sui
generis

5

5

38.4

Other sites considered: Fornham St Genevieve and Fornham All Saints (Map 15); Haverhill Town Centre (Map 18); Haverhill North East (Map
20) and Land South of Barbara Stradbroke Avenue (Map 28).
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Appendix Six – High level site assessment
Some 75 sites are examined here, which broadly corresponds to the combined sites of the
previous Forest Heath and St Edmundsbury ELR by Lichfield & Partners 40 and a small
number suggested by the Council. Due to Covid-19 limitations, and the fact that the sites
were assessed only relatively recently, a shorter list of 25 sites was agreed with the Council
for visits and detailed assessment (Appendix 5). The remainder were updated from local
intelligence, brief visits and research. The inclusion of sites for detailed assessment here
should not be taken as recommendations for designation, because many other factors come
into play in determining allocations.
The maps are only indicative of site outlines, and the relevant SALP or Vision document
should be consulted for definitive areas. The colours are solely to aid distinguishing sites. All
maps are Copyright 2021 OSM Contributors/Ramidus Consulting.

Barnham

RV4(e) Station Yard and RV4(e) Gorse Industrial Estate
These two sites share similar characteristics regarding road access and local accessibility.
Both have easy access to the A134, although local access roads are poor. There is no
public transport provision within walking distance of either site, with the Gorse Industrial
Estate in particular in a relatively remote location with very limited local services in Barnham
itself, an estimated 10 minute drive away. Both sites are only suitable for logistics (B8) or
industrial (B2) use. They have high occupancy, despite the unspectacular quality of the
industrial buildings, suggesting that they are meeting a local need.

40

Nathaniel Lichfield & Partners (2016) Forest Heath Employment Land Review October 2016 and
Nathaniel Lichfield & Partners (2017) St Edmundsbury Employment Land Review May 2017
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Barrow

RV4(a) Barrow Business Park
The site is proposed to be for rural employment use covering 1.07ha. The site is remote and
small in scale. There are no obvious sources of new demand for such a site. However, given
its proximity to the A14, it is reasonable to suggest that the site might be attractive to some
light industrial (B1c) or rural office use (B1a). Colethorpe Lane acts as the link road to the
A14 and relatively lightly used, but it is fairly narrow.

Beck Row

SA16(a) Land east of Mildenhall Drove
The land to the east of Mildenhall Drove is a business park of about 2ha. It is made up of
small units that, generally, are in poor condition. Onsite roads are poor, and the site is
cramped. Some units have no obvious parking. Access to the site is via the A1101,
approximately a 10 minute drive from the A11. However, this requires driving through
Mildenhall and Beck Row.
Prepared for: West Suffolk Council
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Although the quality of units is unimpressive, they appear to be meeting a local need with no
apparent vacancies. There are no obvious short-term opportunities for expansion due to
farmland at the rear, whilst West Suffolk golf centre is on land opposite the site.
Land north of Rookery Drive (Not allocated)
The 1.2ha site north of Rookery Drive is occupied by car breaker. The site has very poor
road access, with the track which leads to the site being in poor condition. A bus stop is
about ten minutes’ walk from the site.
The site is heavily constrained due to its location, with a Ministry of Defence site located to
the west, and residential buildings to the east. Overall, this is not a particularly suitable
employment location due to the very poor nature of its road access. Not allocated in the
former Forest Heath Site Allocations Local Plan (SALP).

Brandon
SA16(d) Land south of London Road and SA16(e) & Land south of Mile End Road

Two adjacent sites, near the town centre, accessed directly off the A1065. Combined, this is
a large industrial estate, including much wholesale and retail warehousing. Fully developed
and in reasonable condition. Good access on edge of town centre. There is evidence of
vacancy on the site with some ‘to let’ boards, but otherwise appears to be well-occupied.
This is one of two substantial employment areas in Brandon, the other being north of the
railway line and in Norfolk.

SA16(b) Land at Station Way, Brandon & SA16(c) Land south of Railway Line
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These sites are contiguous nature, and have similar attributes in terms of road access and
accessibility. It should also be noted for contextual purposes that significant commercial
property sits to the north of the railway line, but this lies in the adjacent county of Norfolk.
Both sites are about 20 minutes’ drive from the A11 via the B1106 (High Street). Access to
the sites is prone to significant congestion around the level crossing, particularly because
the A1065 is the main tourist route to Swaffham and Norfolk, leading to substantial tailbacks.
Public transport is available via Brandon railway station although services are only one train
per hour each way to Cambridge and Norwich. Both sites enjoy good access to local high
street services but are also close to residential areas, with EM2(d) backing onto a small
housing estate.
Both sites are used for storage and distribution although EM2(d) has a single occupier,
concrete manufacturer Lignacite. The smaller units at Station Way, possibly of 1980s
vintage, are in reasonable condition.

Bury St Edmunds (a)
This collection of sites is of strategic importance to the District’s reservoir of employment
land. The sites benefit from scale, excellent road access and new investment in high quality
buildings to support large and expanding businesses.

Prepared for: West Suffolk Council
By: Ramidus Consulting Limited
Date: 22nd November 2021

107

WEST SUFFOLK EMPLOYMENT LAND REVIEW
CS9, BV13 Suffolk Business Park Extension
The development of the Suffolk Business Park Extension to the west and east of Rougham
Industrial Estate reinforces a continuous sequence of employment sites along the A14. This
is creating a very strong business park area that is seeing significant development, in
particular of 'big sheds' ranging in size from 13,500 sq m (145,000 sq ft) (NHS Supply Chain)
to 80,800 sq m (870,000 sq ft) (Weerts, under construction). Other occupiers (already and
impending) include East of England Ambulance Trust, MH Star, Sealey and Treatt’s.
There is no sign of any significant vacancy and, indeed, local agents have suggested that,
given the strong demand for big sheds along the entirety of the A14, the area could be built
out within two or three years. The part east of Rougham Industrial Estate is undergoing
development, including a new building for tool manufacturer Festool.
BV14(n) Rougham Industrial Estate
The Rougham Industrial Estate is one of the District’s older historic industrial estates that
has developed over time in a less planned fashion. As a result some of the roads are not
adopted and most of the road network (adopted or otherwise) is substandard with little or no
walking or cycling facilities. The site has a mixed character containing a wide range of uses
which include storage and distribution, office, light industrial and industrial.
BV14(e) Suffolk Business Park
The site of 28.35ha is characterised by large, modern, high specification industrial
floorplates with minimal vacancy. Road access is excellent, with direct access onto the A14.
The site is close to the residential development in Moreton Hall, but well buffered by planting
on Bedingfield Way. There are no small industrial units, but a range of large Grade A
floorplates, with Sealey Tools consolidating here.
BV14(j) Moreton Hall
An 18.14ha site off Junction 44 of the A14 which also provides access to the A134. Roads in
the site are excellent, with easy access for large vehicles and modest on street parking. The
original units are of reasonable quality while intensive levels of development, to the centre
and east of the site, has delivered many small, modern light industrial units. Towards the
west, similar light industrial units have been developed at lower density, with retail
warehouses occupying an area with good car parking.

Bury St Edmunds (b)
BV14(d), BV15(c) British Sugar, Hollow Road
This is a very large employment site (60.75ha) directly off the A14 at Junction 43. The site is
occupied entirely by British Sugar, and is well maintained. Owing to its specialised nature,
should British Sugar vacate the site, significant work would be needed to make it suitable for
new occupiers (although given the location this would likely be attractive).
BV14(f) Chapel Pond Hill This 20.09ha sites is next to the British Sugar site, with direct
access to the A14 at Junction 43. The site has several larger floorplates of average quality,
with occupiers including a Biffa waste disposal depot, motor repair shops, timber merchants
and haulage firms. Although the units are unremarkable, occupancy appears high, again
suggesting that local demand is being served.
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BV14(g), BV15(d) Eastern Way
The site has good access to the A14, although public transport access is very poor with no
local bus stop. The site covers 17.63ha, and is typically characterised by a mixture of 1960s
and 1970s light industrial units, plus a couple of large operations including the Boormalt
malting plant and ABN pig food production facility. Some units in the south eastern part of
the site are quite close to residential areas, although this does not seem to be causing a
problem for occupiers. The site appears to be well occupied and in full use.
BV14(b), BV15(a) Barton Road This is a 4.35ha site next to a large retail park (The Bartons
Retail Park) which contains a large Farmfoods store and factory-style shops. The units on
the industrial estate, at some point partially occupied by EDF Energy, were reported by
Lichfields to be markedly vacant. 41 We found no particular evidence of this: the EDF space
is now occupied by UK Power Networks Supply Chain and other buildings by a variety of
small businesses.
BV8 Station Hill Development Area & BV9 Tayfen Road Development Area
Masterplans have been adopted by the Council to guide the future development of these
sites. The latest versions of these masterplans do not assume any employment (i.e. B
class) uses on these sites.

41

Nathaniel Lichfield & Partners (2017) St Edmundsbury Employment Land Review May 2017
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Bury St Edmunds (c)

BV14(k), BV15(f) Northern Way, BV14(i) and BV15(e) Mildenhall Road
Northern Way accessed most directly from Junction 42 of the A14; but can also be reached
from Junction 43, albeit via a dense residential area along Mildenhall Road. There is a bus
stop opposite the site.
The site is bounded by residential use to the south, although this is well buffered by
significant hedging and tree line, and a large new residential scheme, Marham Park, is
under development to the north and west, again well buffered by trees. The site itself is flat,
totalling 15.56ha and offers a range of different unit sizes and conditions.
One occupier, food ingredient manufacturer Treatt, has relocated to a new HQ at Suffolk
Park and this may present an opportunity to create churn on the site to the benefit of local
occupiers.
Mildenhall Road is opposite Northern Way and is a 14.27ha site. Access is from the A1101
with the site having two separate access points, one of which is for the main occupier, food
product company Mizkan. The Mizkan units appear slightly dated, but other units are quite
modern and well occupied. Future expansion is restricted due to a golf course at the rear of
the site, but otherwise the site is a good employment location.
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Bury St Edmunds (d)

BV14(l), BV15(g) Western Way
Western Way is a mixed use employment site which covers an area of 18.72ha. There is a
mix of office and industrial use on site, with Havebury’s offices an example of a Grade A
office occupier on site. The industrial offering is of a mixed quality, with some larger 1970s
floorplates as well as some more modern, smaller light industrial units. There is also a retail
offering within the employment site with an Asda, The Range and B&M stores towards the
centre. The site would appear to be attractive to the market with high occupancy levels and
this is supported by the excellent road access that the site has, with direct links to Junction
42 of the A14 via the A1302.
BV14(c), BV15(b) Blenheim Park
Blenheim Park is a 10.49ha site on the south western fringe of Bury St Edmunds town
centre, across Newmarket Road from the Western Way site. The site has large, Grade A
floorplates including a large Glasswells logistics facility, and a modern car showroom. There
is an Aldi store facing Dettingen Way and no obvious vacancy. The site appears fully built
out, with the exception of a parcel of green land behind Glasswells, who also own it.
BV14(a) Anglian Lane
Anglian Lane is a 6.22ha is next to the A14. However, roads leading into the site are
residential in character, with significant on-street parking along Raynham Road. The
industrial units on the site are of acceptable quality and with a small number of larger
floorplates, including a large self-storage unit.

Bury St Edmunds (e)
BV14(h) Etna Road, Enterprise Park
Enterprise Park is close to the A14 with reasonable public transport links: Bury St Edmunds
rail station is roughly a 5 minute walk, and provides a focus for local bus services. There is
housing to the rear of the site. There is a mix of uses on the site with a Crossfit gym, a
number of smaller light industrial units, a Starbucks coffee shop and a Premier Inn hotel.
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The light industrial units are occupied by retail warehouse-style users but are single storey
and are acceptable quality, meeting a local need for economical industrial units.

BV11 Land at Ram Meadow
The land at Ram Meadow is a 3.8ha site occupied by a large car park and Bury Town FC.
The site is allocated as a mixed use development

Bury St Edmunds (f)
BV14(m) Greene King, Friars Lane (South) and BV14(m) Greene King, Friars Lane
(North)
The south site of 5.53ha contains of the Greene King car park and warehouse. This atypical
use for such an area is helped by the presence of a private road to the A1302 link road. Note
that A1302 link road passes through residential areas. Local access is good, with bus stops
within walking distance and the train station about 20 minutes away on foot.
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The smaller north site of 1.37ha is on the north side of Westgate Street and hosts visitor
attractions, including the brewery museum and associated guided tours. Access is very
narrow, and has limited car parking. Given the specialised nature of the occupiers, it is
unclear how marketable the existing building would be.

Chedburgh

RV4(b) Chedburgh (South) and Chedburgh (North)
These two sites sit either side of the A143, about half way between Bury St Edmunds and
Haverhill. The southern site is 9.86ha whilst the northern site is 2ha. The northern site has a
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sole occupier, a specialist in transporting classic cars, using industrial and logistics
premises, while the southern site has two main occupiers, Yara and Volvo. The presence of
a small number of occupiers ensures no vacancies in the short-term. There appears to have
been new housing developed next to the northern site.

Clare

RV4(c) Chilton Street Business Park
The Chilton Street Business Park covers only 0.51ha and consists of a single industrial unit
with a brick structure at the front. It is in reasonable condition with on-site parking.
Agricultural use surrounds it, so there is limited scope for expansion.
The site is remote from a transport viewpoint - road access requires travelling through small
villages to join the A134 at Haverhill, with no form of public transport within reasonable
distance. Clare village, being small, there are limited local services, with Haverhill a 20
minute drive away. The site is currently occupied, but too small to draw any real conclusions
about possible demand should it be vacated.
RV4(d) Bridewell Industrial Estate
The Bridewell Industrial Estate is a 0.52ha site within Clare itself and is comprised of a few
small light industrial units, behind houses, which appear to be occupied by Suffolk Latches
and a mechanical repair service, with some lock-up space to the rear. The main road
(B1063) is fairly busy and the access road narrow. The units are of basic quality, but well
occupied.
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Exning

SA16(f) Land south of Swan Lane
Located to the south and western end of Swan Lane, this isolated site sits near the centre of
Exning. The site is surrounded by residential which increases local congestion. This fact
detracts from the accessibility of the site for larger vehicles in particular. The site is welloccupied and in reasonable condition. The site is not strategic in policy terms due to its small
size and proximity to housing.

Fornham All Saints & and Fornham St Genevieve

WSE13 Fornham All Saints, Moseley’s Farm Business Centre
Moseley’s is a modern development of high quality buildings on an old farmstead. The site
appears to be fully leased, primarily to office-based businesses, but also with some health
care activities. The buildings themselves are of a high quality, finished in black timber. The
buildings provide internal height, and look to be naturally ventilated.
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The development provides a very good example of the potential to accommodate small and
medium scale businesses – particularly office-based businesses – in a rural setting. It also
has a very busy coffee shop/café, which appears to cater not only for on-site workers, but
also the local community.
WSE02 Fornham St Genevieve, Park Farm
While having a very different architectural approach, Park Farm is a very similar concept to
Moseley’s Farm – good quality buildings for small to medium scale businesses within the
very high quality landscaped environment. The buildings are largely low-rise, with a mix of
brick/stone building and pre-fabricated units.
The development is quite low density, but with a large amount of hard-standing. There might
be potential for expansion given that the site appears to be fully occupied and generally
successful.

Haverhill (a)
These sites form a large, mostly contiguous, industrial area that in some ways seem out of
proportion for a smaller market town. Haverhill town centre, is nearby meaning local services
are available, although public transport connections are relatively poor.

HV9(a) Bumpstead Road
Bumpstead Road is 14.32ha and a modern distribution development located off the A1017.
The site appears largely built out, with no signs of vacancy (making allowance for Covid
restrictions). All units currently on site comprise large Grade A distribution floorplates, with
Culina logistics a primary occupier.
HV9(b) Falconer Road
The Falconer Road site is adjacent to the distribution park at Bumpstead Road and has
similarly excellent road links. Direct access to the site is less good, with the roundabout also
serving traffic into the centre of Haverhill. Whilst there are two separate access points via
Falconer Road and Boundary Road, these are relatively narrow, but this is offset by a
significant amount of on-site parking. The site has a mix of uses typical of such estates, with
automotive services well represented and other activities that could have been trade counter
outlets, although given the site visit was undertaken during the covid pandemic period of
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lockdown it was hard to tell. The was no obvious vacancy or dereliction, suggesting these
are well functioning locations.
HV9(c) Haverhill Industrial Estate
Haverhill Industrial Estate is one of the largest employment sites in the West Suffolk
(73.31ha) containing several large employers with modern Grade A floorplates. Unlike the
other sites located along this corridor of the A1017, it has a large amount of both industrial
and office space, and accommodates a facility for Sanofi, Europe’s largest pharmaceutical
company, with a large presence along Rookwood Way as well as a typical collection of
trade-oriented wholesalers, including Screwfix and Travis Perkins. As the site extends back
towards the urban area of Haverhill, the northern edge of the site backs onto a residential
development. A local bus stop within walking distance is served by a number of bus routes
giving in a half hourly service.
HV9(d) Homefield Road
The Homefield Road site lies adjacent to the industrial estate and contains predominantly
low profile units with variety of uses, with employment space characterised by small office
and light industrial with a leisure centre also on site. Homefield Road was not visited for this
update.

Haverhill (b)

CS9, HV10 Hanchet End/Haverhill Research Park
The site is on the north western edge of Haverhill in an area that has seen significant
residential development. Haverhill Research Park is being marketed and plots are serviced
and have secured Enterprise Zone status with 42,000 sq m (450,000 sq ft) of planning
consent across four plots for B1 office and R&D space, hoping to tap into overspill from
Cambridge.
However, despite several years of effort, including the development of a 3,000 sq m (30,000
sq ft) innovation centre called EpiCentre, no other takers have been found. This situation is
not helped by the A1307 which, for a significant part of its length, is congested and of
relatively poor quality: such details are important to potential inward investors, who will see
better located opportunities along the way. Consequently, in May 2021 the owner won an
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appeal to allow it to develop the two largest sites for residential. Only the area shaded red on
the map above, adjacent to the roundabout, remains available for commercial development.

Haverhill (c)
These sites are grouped on the edge of Haverhill Town Centre. All are sites designated as
mixed employment use and range between 0.3ha and 1.6ha in size. They have strong local
accessibility and access to a wide range of local services. HV7(c), HV7(d) and HV7(e) are
car parking sites which are fairly level with no existing infrastructure which might provide a
barrier to short term development. Given the constrained nature of the sites with regard to
access, office development might be most appropriate, assuming evidence of demand.

HV7(a) Wisdom Toothbrushes Factory
The Wisdom toothbrushes site remains in use as a storage and distribution centre,
illustrating market demand for light industrial use in this location. Should the site be
redeveloped, office use would seem more appropriate due to the modern residential
development along the access road, as well as proximity to the town centre. It would also
likely be highly attractive to residential developers.
HV7(b) Chauntry Mill High St
The Chauntry Mill site contains is apparently well occupied, including by Suffolk clothier
Gurteen. It is fronted by multi-floor period buildings of the kind attractive to smaller
businesses. From a future employment perspective the location is not particularly strong for
employment use, with the site bounded on all sides by residential development. Road
access is very poor, with Mill Road providing one narrow point of access and has significant
amounts of on street parking.
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Haverhill (d)
Haverhill town centre is covered by a masterplan 42 which seeks to provide a vision for
growth through to 2031. The masterplan was formally prepared as a supplementary planning
document (SPD) thereby forming part of the statutory planning policy framework for
Haverhill. The Vision 2031 sets out a number of policy ambitions and aspirations for the
town, including seeking to ensure that the town centre is vibrant and attractive with a varied
retail offer. Theme six of the vision involves “facilitating long term sustainable growth of the
local economy, and in particular promoting employment opportunities for young people”. The
sites examined below sit outside the town centre, but can help reinforce the objectives of the
masterplan by providing good quality jobs for local residents.
HV9(e) Stour Valley Road
Stour Valley Road is a small site immediately outside the Town Centre Masterplan area,
(3.4ha) which has fairly poor strategic road access due to the main road to the site running
through the built up area of Haverhill alongside a number of residential dwellings. Road
access is at best adequate, with the entrance to the site via Stour Valley Road which is
narrow and despite parking restrictions, appears to attract a number of parked cars. A large
Lidl supermarket has been built on the south side of the road.

Units on site are below average quality with the light industrial units to the rear of the site
being single storey. On the other side of Stour Valley Road there is a significant area of
hardstanding totalling 2.25ha, which appears to have had some form of development on it
previously and which, at the time of writing, is for sale. However as it currently stands, this
area of the site behind the supermarket appears undeveloped. Identifying a new owner
should be a priority to gain insight into their intentions.

42

David Lock Associates (2015) Haverhill Town Centre Masterplan One Haverhill Sept 2015
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CS11, CS12, HV4 Haverhill North-East

Haverhill North East is a 175.8ha greenfield site proposed for mixed use development that
sits next to the A143. A new road in under construction, linking the A143 east of Haverhill to
the A1307, which in turn will provide a continuous link to the A1107.
The land is relatively flat so could support a range of employment floorspace types, although
due to the proximity to the A143. As an extension to Haverhill local services are reasonable,
with a Tesco superstore within a short drive of the site.
A Masterplan for the site was adopted May 2015 and includes around 1.3ha for employment
land uses, specifically small scale B1 office development aimed at start-up businesses or
local firms in need of flexible space for expansion or contraction. Provided this could be
delivered at an economical cost to potential users it would fulfil a need identified by local
agents.
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Ingham

RV4(f) Ingham
A 2.32ha site on the intersection of Culford Road and the A134, with direct access off the
A134, to the northern part and on-site parking with a good quality office block which seem
well occupied. Light industrial or B2 use are of poorer quality, although they appear to be
well used.
The southern part of the site is accessed via Culford Road which is narrow and relatively
busy due to the presence of nearby housing. It is occupied by GB Seeds. Like the industrial
units to the north, it is of simple corrugated construction and may not be attractive to a new
user. Further south in Ingham is a site not listed in the 2016 ELR, at Place Farm with is
occupied Brewshed brewery and a transport company. This may be ancillary to farm use.

Ixworth
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RV4(g) Ixworth, Land off Bardwell Road
A potential rural employment site of 1.63ha next to the A1088. There are farm storage
buildings to the south, with agricultural use to the rear. Strategic road access is good, with
the A143 reasonable nearby. Local access is good, with a bus stop located within walking
distance on the High Street. At Ixworth village centre and surrounding residential
neighbourhoods, there is good access to both a local labour force and services.
Considering the strong strategic access to the site, there is the potential for office or light
industrial employment development, although the high cost of offices suggests the latter is
more likely. A small scale rural employment scheme could be built here, although most likely
only after a user has been identified.

Kentford
SA16(g) Land south of Bury Road
This site, known as Lanwades Business Park, is a small, 3ha site situated between Station
Road and Herringswell Road, and close to Kennett rail station. The A14 and A11 are both
close, although the uses on the site are mainly local in nature. The site is well occupied, with
a range of stock in terms of quality (and price). This is not a strategic site.
SA16(i) Land south of Bury Road, Kentford
This 0.26ha site is immediately west of EM2(h). It is occupied by a veterinary practice and
surrounded by housing, so it is unlikely that it could be used for anything other than B1 use
in future.

SA16(h) Land east of Gazeley Road
This is a small site – less than one hectare – on the east side of Kentford, comprising just
two buildings. The larger, dominant site is occupied by a seed distributor. In common with
Lanwades the site is close to arterial roads. Attracting a single occupier to the site, in the
event of the current occupier leaving, might be challenging.
Not allocated: Land West of Herringswell Road, Kentford Has been developed for
residential.
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Lakenheath

SA16(j) Land north of Station Road
The site lies to the north of Lakenheath on the B112. Access to arterial roads is difficult,
which makes development of the site problematic. Use of the site is mixed with one large
occupier – Impressions Imaging – and the stock is of a good quality. However the poor
private and public transport links severely constrain options for future development.

Mildenhall

SA16(k) Industrial Estate northern edge of Mildenhall and SA16(l) Industrial Estate
Extension
This site spreads out over c45ha, and is one of the largest in the District. The site forms a
buffer between the settlement and Mildenhall airbase, and on the southern periphery sits
adjacent to residential use. Access by road is very good with relatively little congestion,
although access to the arterial A11 is via the town centre.
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Most of the estate is in relatively good condition with a mix of building sizes and types. There
does not appear to be expansion potential, within this site, and future development will
probably rely on redeveloping and intensifying existing buildings. The extension was built out
by an existing occupier, RPV Group.
Adjoining land is proposed for development in SALP as West Mildenhall and a SHELAA site
(see SA4(a) below.
SA4(a) Land West of Mildenhall
This 95 ha site covers a large area of agricultural land west of Mildenhall. The Council has
allocated the site for appropriate mixed use development, to include 1,300 dwellings,
schools, leisure facilities and public services and a minimum of 5.0ha for employment uses.
We understand that there may be difficulty achieving access off Fred Dannatt Road into the
site.
The northern edge of the site adjoins the Mildenhall Industrial Estate making this the most
suitable location for new employment development. The centre and southern edge of the
site are less suitable owing to the lack of public transport, and proximity to dense residential
areas. We noted barriers across roads, evidently intended to prevent "rat running" through
the residential area by business traffic. The most likely uses here are B1c, B2 or smaller
scale B8, and will require access that is properly segregated from residential.
SA17(a) Mildenhall Academy and Dome Leisure Centre
This site is in the south east corner of Mildenhall, just off the A1101, which provides fast
access to the Fiveways roundabout and the A11. Recently vacated, was previously in
educational and community use, the site could offer a strategic employment site, although it
is covered by a wildlife habitat protection area. While remote from the main employment
area in Mildenhall, the site’s access gives it a key advantage.

Newmarket
SA16(m) Industrial Estate north of the settlement
This well-developed site of slightly less than 48ha comprises three main business parks:
Newmarket Business Park with a Tesco superstore, Studlands Industrial Estate and
Mudlands Park Industrial Estate. All are very close to the A14. Local access to the industrial
estates is a little awkward, either going via the business park or a second through road on
the western edge via the B1103. The units are in generally good condition with no obvious
signs of vacancy.
SA17(b) St. Ledger
The site is 1.6ha and has good road access to the A14. It is next to Newmarket Business
Park, and now built out with two substantial warehouse buildings.
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SA6(g) Hatchfield Farm
This site lies on the north eastern periphery of Newmarket covering 64.7ha, of which 5ha is
allocated for employment. In March 2019 the Hatchfield Master Plan was adopted,
proposing a mixed-use scheme with employment land at the northern end, close to the A14.
Proposals for the employment area in the masterplan are somewhat underdeveloped in
comparison to the residential and education areas.
We note that local agents say that there is current market pressure to build so-called Big
Sheds (as seen in Bury St Edmunds), and that this is placing smaller space suitable for
expanding local companies under pressure. A planning brief or policy should be drawn up to
clarify which uses are preferred - from research park to light and general industrial - to
ensure it cannot be lost to a large shed until all other options have been fully explored. Given
the pressure of demand from large sheds, and the shortage of light industrial and small
office space, this should be done urgently.

Red Lodge
SA9(d) Land west of Newmarket Road and North of Elms Road
This 4.1ha site next to the A11 had been proposed for B1 and B2 because of strong
strategic road access. However, despite the site being identified as a preferred option for a
General Employment Area through the Site Allocations Preferred Options Local Plan (April
2016), planning permission was granted for 125 residential dwellings in September 2016.
This is in the process of being built out and the site is, to all intents and purposes, lost as
employment land.
SA16(n) North of the settlement and SA10(a) Land North of Acorn Way
SA10(a) is a mixed use site of 27.4ha (with a potential 8ha of employment land), which
surrounds SA16(n) which is 3.52ha area with a single building occupied by Hamelin Group,
a French company which supplies schools and offices. Allowing for Covid restrictions, the
Hamelin site appears to be fully in use. SA10(a) is well located for easy access to the A11,
although to exploit the potential the access road will need improvement.
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Land West of A11 (forms part of the SHELAA site WSE04, land north of A11 at Red
Lodge)
A substantial area adjacent to the A11 is undefined and occupied by a variety of uses
including car breakers, quarrying and a solar farm. A National Infrastructure planning
application is seeking to build a very large solar farm which would effectively enclose any
reasonable boundary for the area. This is at most a long-term site and its prospects will be
shaped by the outcome of the solar farm application.

Risby and Saxham

RV4(h) Risby Business Park
Risby Business Park is a small site of 3.06ha on the south western edge of the of Risby. At
the time of the visit, the site was evidently still being built-out. The site now comprises a
number of new, very high quality buildings in a managed setting. Access is excellent from
the A14. Most of the new, completed buildings appeared to be occupied. Depending upon
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the level of take-up, there would appear to be potential for expansion of this park, with a
clear focus on office (B1a) uses.
RV4(i) and Saxham Business Park
Saxham Business Park is off Junction 41 of the A14 and consequently has excellent
strategic transport links. It has strong internal road network with wide roads and high quality
surfacing, which serves the predominantly large, floorplate buildings that are located on site.
The most significant occupier is agricultural machinery maker Claas.
At the western end of the site is the Saxham Calor Gas Centre. If the site were to become
vacant it is likely that this land could attract new occupiers for both industrial and logistics
use, given the lack of vacancy on the rest of the site and the strength of the road.
At the time of the survey, one significant industrial/office building (Helios House) was
available for letting.

Stanton
RV4(j) Stanton, Shepherd’s Grove
Shepherd’s Grove is a former airfield and the largest single existing employment site in the
district. The whole sites measures 95.51ha, although not all is built out for employment
uses). There is currently no land available due to deliverability issues with bringing forward
the road links.
The site is split into two areas of industrial units. To the east there are several large
industrial buildings, including a DHL logistics centre. These units have reasonably strong
access to the strategic transport network via Summer Road, although the local roads are
quite narrow.
The units in the south west section are significantly smaller, and accommodate a broad
range of light industrial uses. These have fairly poor vehicular access, via a residential area.
Many of the buildings on this part are old and in some cases empty/dilapidated (several
have asbestos roofing). Several businesses are involved in engineering, motor repair and
construction. A new unit has recently been built towards the north-west corner of the site
suggesting an appetite for new investment.
The site overall is a large one, with a growing need for investment in infrastructure and
buildings. A master plan for the entire area was adopted in 2019, which is designed to link
the two sites and greatly improve access throughout the whole area.
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A further link road is required to allow HGV vehicles to access the highway without going
through the village of Stanton. With current deliverability issues bringing forward the road
links, there is uncertainty whether the remaining undeveloped parts of the site can be
brought forward. If this plan proves not to be viable, consideration should be given to
consolidating and intensifying commercial uses on the better located area near the A134.

Wratting

RV4(k) Wratting (North) and RV4(k) Wratting (South)
These two sites are on opposite sides of the A143, with reasonable strategic road access.
There are decent public transport links with Blunts Corner. The units are of average quality
across both of the sites, with Karro acting as a single occupier across both sites.
The sites are fully developed and there is little room for expansion, with agricultural use
surrounding both sites. There could be potential for intensification of development on the
southern site, as this is currently low profile in nature. In May 2021 local developer Jaynic
purchased the North site, with the stated intention of developing it for 2.4ha of short- or longterm open storage and for industrial and distribution use.
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