
Matter 5 – Land Requirements for Employment & Retail 
Development 
 

Q 5.1  Is the plan’s requirement (policy WLP1.1) for 43 ha of land for B1, B2 
and B8 employment uses supported by robust evidence? 

1. Introduction  

1.1 This statement is being submitted to the Inspector on behalf of the owners of the former Jeld Wen 

site, a major mixed use development opportunity identified within the draft Local Plan.  We are 

supportive of the Council’s objectives, articulated through the draft Local Plan, to unlock the 

economic potential of the District by ensuring there is an appropriate scale and mix of land 

available for development to meet future needs. 

1.2 We recognise that Lowestoft has the potential to capture growth in a range of new sectors and 

be at the forefront of the UK’s expansion into renewable energy in particular given the growth in 

offshore wind capacity in the North Sea.  We fully support this ambition, however there are a 

number of issues with how the assessment of need has been undertaken and translated into 

policy that, in its current form, is neither sound nor offering the most appropriate land strategy to 

meet future demand. 

1.3 We would highlight the following key issues within the approach: 

• Over-estimation of the scale of space needed to provide ‘flexibility’ in the market 

• Over-estimation of the scale of space needed to reflect past delivery trends 

• An over provision of land for employment development given known supply 

• A failure to take into account all potential sources of supply to meet future needs 

• A lack of provision of appropriate land to meet all potential forms of employment space 

needed 

• A failure to recognise evidence that demonstrates employment development is not viable 

under normal market conditions. 
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1.4 Taken together these factors suggest that the draft Local Plan, as currently proposed, fails to 

provide the appropriate scale and range of employment land to meet the evidence based 

needs.  This results in key issues for how employment land, or employment components of mixed 

use allocations, are being put forward and considered, with poor alignment between the 

evidenced requirements going forward and the policy approach itself.  It therefore risks failing the 

NPPF test on deliverability, and resulting in allocations that have no realistic prospect of being 

delivered. 

2. Approach to Identifying Land Requirements 

2.1 The draft Local Plan identifies an overall requirement for 53.6ha of employment land over the plan 

period.  This has been established by drawing on two key evidence base documents that assess 

the likely need for employment land over the Plan Period: 

• Employment Land Needs Assessment (Lichfields, 2016) [ELNA] 

• Employment Land Needs Assessment Update  (WDC, 2017) [ELNAU] 

2.2 Both forecast the future employment land requirements for general employment and those that 

may arise within specific port-related activities.  The table below summarises these forecasts: 

 ELNA  ELNAU 

General 
Employment 
Needs (EEFM) 

General + 
‘Port 
related’ 
Employment 
Needs 
(EEFM) 

General 
Employment 
Needs 
(EEFM) 

General + 
‘Port 
related’ 
Employment 
Needs 
(EEFM) 

General 
Employment 
Needs 
(Experian) 

General + 
‘Port 
related’ 
Employment 
Needs 
(Experian) 

Jobs growth 
(all) +3,200 +4,407 +3,431 +4,604 +4,000 +5,000 

B class jobs 
growth +1,055 +1,472 -741 +51 -100 +500 

B class 
floorspace 
requirements 
(sqm) 

+64,290sqm +79,424sqm -16,251sqm +21,291sqm +2,859sqm +23,129sqm 

 

2.3 The draft Local Plan requirement of 53.6ha is based on the findings of the ELNAU and made up of 

the following components: 

• Need for ‘general’ economic growth: 3.02ha 

• Need for ‘port related’ economic growth: 6.3ha  

• Need based on past delivery rates: 33.54ha 
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• An adjustment made to  allow for ‘flexibility’: 10.7ha 

2.4 The approach to employment growth forecasting provides a robust basis for estimating the future 

land needs that would arise from projected jobs growth.  The ‘port related’ scenario provides a 

reasonable assessment of the opportunity the offshore sector provides, with a clear output in 

terms of the range of floorspace types this may require. 

2.5 One concern, however, with the ELNAU approach is the plot ratios used to convert floorspace 

into a land requirement.  These are set out in Table 4, Page 6 of the ELNAU and are based on 

“local analysis of plot ratios on existing industrial areas” in order to ensure “plot ratios are 

appropriate in Waveney”.  We note that these are lower than the approach adopted in the 

ELNA, with no evidence provided to justify the change. 

2.6 As demonstrated by the ELNA these ELNAU plot ratios are significantly lower than would be 

expected of new development, which tend to make more efficient use of land.  It is therefore 

unsound to base future land utilisation rates on historic development approaches/typologies, 

which will have been the main influence on figures coming out of the WDC survey. 

2.7 Of particular concern is that, unlike the ELNA, these fail to take into account employment 

development which may occur in urban areas or as part of mixed use developments, which will 

be delivered in a much more intensive form than within an industrial estate. 

Allowances for Flexibility and Vacancy 

2.8 The ELNAU forecast of ‘need’ from economic growth includes an in-built assumption in terms of 

vacant floorspace, uplifting the employment growth led space requirements by 10% to allow for 

churn.  Whilst this is a relatively simple approach, it does not in itself represent an unsound 

assumption given general industry assumptions about healthy vacancy rates tend to be between 

8% and 10%.   

2.9 This allowance lies within the ELNAU objectively assessed need of 43ha the draft Local Plan, which 

is adopted in Policy WLP1.1 of the draft Local Plan.  However the wider text in Section 1 of the 

draft Local Plan proposes a different scale of land allocation, with paragraph 1.13 (pages 26 and 

27) stating that 53.6ha would come forward over the Plan Period, some 10.7ha (25%) higher than 

the objectively assessed need. 

2.10 The explanatory text supporting this higher figure (also Paragraph 1.13, Page 27) states that this 

uplift has been made because “it is necessary to allocate slightly more land than is required to 

provide choice and flexibility and in case some sites do not come forward.”  

2.11 We agree there is a need to provide for choice and flexibility, however a 25% uplift over 

objectively assessed need is inappropriate given a 10% vacancy rate is already built into the 43ha 

figure. 
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Past Delivery Rates 

2.12 As noted above the allocation of employment includes an adjustment to the forecast need 

based on past development delivery rates – adding an additional requirement of over 33ha.  

Despite this significant uplift (over 3 times the forecast based needs) it is unclear what datasets 

have been used to underpin figure. 

2.13 Based on our interpretation of the ELNAU, we believe this scale of uplift may not be necessary 

and is therefore unsound as a basis for allocating employment land given: 

• It is not based on the clear and the most up to date information.  It excludes the latest 

available development information, included in the 2016-17 AMR.  This would make a 

significant difference to the figures as it includes the loss of major redundant floorspace such 

as the former Sanyo facility. 

• It does not take account of any lag between buildings becoming vacant and their 
demolition.  The analysis is based on development completions therefore failing to take into 

account sites that have been removed from the portfolio, but are awaiting redevelopment.  

Many existing industrial premises (such as Brooke Marine) have been vacated but remained 

in situ for a considerable period of time rather than being re-used/demolished, hence they 

would not be ‘netted off’ the delivery figures.  If sites such as this were removed then the 

delivery rate figures would decrease significantly 

• The use of hectares as a measure does not accurately reflect recent development trends 

when based on a single plot ratio conversion.  The ELNAU bases its development delivery 

uplift on floorspace delivered, then applies a 0.4 plot ratio to convert to land.  Whilst this may 

be appropriate for some industrial uses it overestimates the land required for the delivery of 

office space (which will have a much higher ratio in urban areas – the ELNA suggests 2), 

storage and distribution uses (which have a standard institutional requirement of 0.5) and 

urban sites (where ratios will be higher than for industrial estates).   

• The approach is provided uniformly regardless of the type of development.  The ELNAU  uplift 

appears to take into account all floorspace delivery regardless of whether this is delivered as 

an extension to an existing occupied premises (such as the considerable extension to the 

Harrod UK facility), replacement space (such as the relocation of Clays from Beccles to 

Ellough) or speculative space brought to market.  As such, past delivery rates do not always 

reflect ‘additional demand’ in terms of new activity being accommodated in the District.   

• It does not appear to consider occupiers/end users.  The adjustment focusses solely on space 

delivery, regardless of end use.  For example, a number of the new units in South Lowestoft 

have accommodated trade counters (Screwfix, Topps Tiles etc.) rather than industrial 

businesses.  Given trends in these sectors it is unlikely the District will continue to attract these 

at the same rate and therefore may over-provide space. 
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2.14 Overall it would appear (from the information published) this past delivery adjustment could 

significantly over-estimate future need. 

Conclusion 

2.15 Overall we believe that the core forecast method is sound, however the adjustments made for 

‘choice and flexibility’ and past delivery rates lead to an over-estimate of land requirements over 

the plan period.  This is likely to be particularly acute in the industrial sector where much of the 

past delivery has occurred but all forecasts suggest will continue to decline as the economy shifts 

towards more office based activity. 

3. The Employment Land Position – Supply 

3.1 The draft Local Plan (in Appendix 3, Table A3.4) identifies a total employment land allocation of 

62.2ha, with an expectation that 47.5ha would be brought forward within the Plan Period.  

However, within the same table it also states that 53.6ha will be delivered.  It is difficult to identify 

the source of these figures based on the evidence published, they appear to underestimate the 

potential supply and therefore undermine the soundness of the draft Local Plan approach. 

Land Supply within Waveney 

3.2 The draft Local Plan evidence includes an analysis of the land supply within two documents: 

• Strategic Housing Employment Land Availability Assessment (WDC, 2018) [SHELAA] 

• Waveney District Annual Monitoring Report (WDC, 2016-17) [AMR] 

3.3 The SHELAA and AMR both identify the quantum of land available to accommodate these 

needs.  The SHELAA identifies a total supply of 103.76ha of “Developable/Deliverable” 

employment land, noting current commitments reduce this by -0.2ha resulting in a total land 

supply of 102.3ha. 

3.4 The AMR establishes a supply of c.80ha of vacant, permitted or allocated employment land 

across the District, c.70ha of which is allocated and/or permitted.  Both indicate there is more 

land available than is carried forward into Appendix 3 of the draft Local Plan. 

3.5 Based on the figures within the draft Local Plan evidence base it would appear that, as a 

minimum the District has an ‘oversupply’ of c.16.4ha of employment land (based on the AMR) 

which could extend to an ‘oversupply’ of 48.7ha if all sites identified within the SHELAA were to be 

brought forward.   

3.6 Based on the draft Local Plan Appendix 3 figures the District would potentially have an oversupply 

against the objectively assessed need of 43ha. 
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Components of Supply Not Considered 

3.7 The land supply figures within the SHELAA do not include any capacity within the land owned by 

ABP and the Statutory Port.  Marketing evidence shows there is an immediate development 

opportunity of c.5.5ha1, not including current vacant premises which are also being advertised. 

3.8 If the ABP land were included in the supply figures the oversupply in relation to 43ha objectively 

assessed need would be between 9ha and 54.2ha depending on which supply figure is used. 

Potential Supply in the Wider Sub-Region / Market Area 

3.9 The evidence base focuses solely on supply and demand within the District, however patterns of 

demand (as explored in the ELNA in particular) suggest Waveney is part of an economic sub-

region that includes Great Yarmouth.   

3.10 Market trends appear to corroborate this, particularly in the target offshore sector, where 

businesses are locating in either District.  For example, Great Yarmouth’s port currently 

accommodates two O&M bases whilst major offshore related businesses like Seajacks have 

located in the town (Seajacks themselves moved from Lowestoft).  As such in assessing future land 

supply to accommodate growth in the offshore sector it may be more appropriate to consider 

sub-regional supply.  For example Great Yarmouth port currently has 36ha of land available which 

is being marketed towards similar sectors to those Lowestoft port is also targeting. 

Conclusions 

3.11 The draft Local Plan underestimates the potential supply of employment land within the District 

and therefore does not provide an appropriate approach to delivering the scale of floorspace 

nor the full range of space the District will require over the Plan Period. 

4. Viability of Industrial Development 

4.1 Despite the ELNA and ELNAU both forecasting a contraction within the industrial employment 

base within the District the draft Local Plan allocates a significant quantum of land for such uses, 

bringing into the question the demand and hence deliverability of sites earmarked for such uses. 

4.2 The draft Local Plan evidence base also calls into question the viability and deliverability of 

industrial development, with the SHELAA noting for a number of sites that: 

                                              
1 
https://property.abports.co.uk/media/property/99/99086/CG_Site_A_Commercial_Road_Port_of_Lowestoft_Lowestof
t_brochure_2017-11-24-18-49-02.pdf  

https://property.abports.co.uk/media/property/99/99086/CG_Site_A_Commercial_Road_Port_of_Lowestoft_Lowestoft_brochure_2017-11-24-18-49-02.pdf
https://property.abports.co.uk/media/property/99/99086/CG_Site_A_Commercial_Road_Port_of_Lowestoft_Lowestoft_brochure_2017-11-24-18-49-02.pdf
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“The Whole Plan Viability Assessment concludes that on paper industrial 
development is unviable at the present time. However, there have been recent 
employment development on sites similar to this undertaken. Therefore in the right 
circumstances, it is considered that employment development on this site will be 
viable during the life of the plan.” (Example ref: SHELAA Page 178) 

4.3 The draft Local Plan therefore appears to have based its employment land allocations in the 

knowledge that general market conditions do not support development, relying on the “right” 

conditions to be in place, without establishing what those conditions are.  Our understanding is 

that little or no employment development has been delivered under ‘normal’ market conditions, 

instead each has been either: 

• Located within the Enterprise Zone/subject to an LDO therefore benefitting from fiscal 

incentive; or 

• Been developed as an extension to an existing occupier’s premises and therefore not subject 

to normal development viability assumptions; or 

• Is a specific facility designed for a known end user/specific purpose such as a relocation and 

therefore viability is linked to the redevelopment of the vacated site;  or  

• A combination of these three factors exist, amplifying the need for special conditions to 

apply to make a site deliverable.   

4.4 A further concern is that even sites that appear to benefit from the “right” conditions have not 

come forward, are not fully developed or have not attracted industrial use.  For example the 

South Lowestoft Industrial Estate (which benefits from Enterprise Zone status) has significant 

undeveloped land and a large proportion of units at Phoenix Enterprise Park accommodate 

quasi-retail/trade counter uses. 

4.5 Overall this position on viability is a concern for landowners who do not benefit from such 

favourable circumstances yet are expected to bring forward development which the Council 

accepts is likely to be unviable.  This is of particular concern for sites with high development costs 

(such as a need for clearance and remediation) which will worsen the viability position.  

5. Reliability of ‘Port Related’ Demand Assessment 

5.1 We are aware the Council wishes to consider the longer term potential for the provision of a 

range of port-related/offshore activity within Lowestoft.  The evidence published to date (as 

summarised above) suggests this will require a mix of B class space, albeit with a much stronger 

focus on B1 uses.  The core focus of this demand is the potential to service the expanding offshore 

wind sector, with further demand potentially arising from other maritime sectors, primarily Oil and 

Gas decommissioning and new Nuclear. 
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5.2 As key growth sectors for the UK it is clear these activities present an opportunity for Waveney, 

however the level of uncertainty around the future scale and nature of these industries needs to 

be recognised as this will influence their land requirements.  Of key consideration are: 

• Much of the demand occurs over the longer term and relates to projects that are 

uncommitted such as: 

o Future (Round 4) windfarm developments,  

o No clear government backing for new nuclear power station development beyond 

Hinckley and Wylfa,  placing uncertainty over Sizewell C and Bradwell B 

• Shifts in the servicing arrangements for offshore wind as these become larger and more 

distant from ports, requiring longer steaming times and shifting the focus to longer times at 

sea  using larger Service Operation Vessels, potentially reducing the need to use the most 

proximate port 

• New wind farms often being ‘extensions’ to existing provision, therefore potentially offering 

economies of scale for port-based operation and maintenance facilities with opportunities to 

extend/intensify existing premises rather than build new  

• Changing supply chain relationships within the offshore wind sector with greater exposure to 

global supplier expertise rather than requiring local sourcing 

5.3 We are aware new evidence has been commissioned to provide updated analysis of the 

‘offshore’ opportunities for Lowestoft in particular, which is yet to be made public.   We have met 

to discuss this study with the Council and its advisors informally, however we are of the opinion 

that given the timing of the full study outputs is after the Examination submission deadline, this 

should not be given any weight in the Examination process as participants have not had time to 

review its content. 

5.4 Should this work be accepted as additional evidence we request the opportunity to provide an 

additional response beyond this submission. 

6. Conclusions 

6.1 The evidence supporting the draft Local Plan suggests the District has limited need for new 

employment land based on general economic growth, indeed the ELNAU suggests that based 

on projections of general need the District could afford to de-allocate land. 

6.2 However, that would mean the District would miss the opportunity to attract new activity linked to 
the offshore sector, hence the draft Local Plan adopts the enhanced ‘offshore’ scenario as the 

basis for land allocation. 
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6.3 Whilst we support  the aspirations for economic growth within the draft Local Plan as currently 

written, we believe it has taken these aspirations too far and risks over-supplying the District with 

land for employment uses that cannot (by the Council’s own evidence) viably be delivered.  As 

such we consider the current position unsound. 
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