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Question 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. The Council believes that the Local plan requirement for 43 hectares of land for B1, B2 and B8 

employment uses is supported by robust evidence. 

2. The 2012 National Planning Policy Framework (NPPF) states that local authorities need to set 

out a clear economic vision and strategy for their area which positively and proactively 

encourages sustainable economic growth (paragraph 21). This vision needs to be based on a 

clear understanding of business needs within the economic markets in and across their area 

(paragraph 160). This evidence base should be used to assess the needs for land or floorspace 

for economic development, including both the quantitative and qualitative needs for all 

foreseeable types of economic activity over the plan period (paragraph 161).  

3. The Employment Land Needs Assessment 2016 (C4) provides a comprehensive overview of 

employment land needs in the District together with an assessment of the likely jobs 

implications for offshore wind (pages 97-101).  The Employment Land Needs Assessment 

Update 2017 (C5) used updated projections and a further consideration of past trends to 

come up with an employment land requirement for the plan. The 43 hectares of land was 

based on the projected growth in the number of jobs over the plan period as outlined in the 

2017 update combined with past trends of the amount of employment land increasing 

without any overall employment growth.  This is detailed on pages 22-24 of the assessment.  

4. Most recently the Council has commissioned further work to understand the likely demand 

for waterfront land and land within the PowerPark in Lowestoft associated with the growth of 

offshore renewable energy and offshore engineering.  The ‘An Assessment of Land 

Requirements to Support Offshore Engineering in Waveney’ by Nautilus Associates which has 

been added to the Examination Library as document (G35  indicates there is potential for 

significant levels of demand associated with the growth of these sectors and waterfront land, 

in addition to that within the statutory port, will be required in order to ensure Lowestoft has 

the best potential in securing investment associated with the growth of these industries.   

5. The evidence supporting the employment land requirement is therefore supported by robust 

evidence. Numerous analyses have been conducted in order to provide a baseline for 

potential employment growth, some of which were also updated in order to provide the most 

accurate baseline possible. Numerous scenarios were also analysed. The use of the higher 

jobs target and associated employment land requirement will provide the best opportunity to 

ensure employment growth in the District.  
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6. No representations made under Regulation 20 have provided evidence to challenge the 

target for 43 hectares.  

 

Question 5.2 
Is the proposed distribution across the district of 
employment land development as set out in policy 
WLP1.1 supported by robust evidence and, otherwise, 
soundly-based? 

7. The Council believes that the proposed distribution across the District of employment land 

development is supported by robust evidence and is soundly based.  

8. The 2012 NPPF and 2018 NPPF state that local authorities need to set out a clear economic 

vision and strategy for their area and identify strategic sites for investment that matches the 

strategy to encourage sustainable economic growth (paragraph 21/81). Paragraph 80 of the 

2018 NPPF also states that the approach to employment and economic growth should build 

on an area’s strengths, counter its weaknesses and address challenges for the future.  

9. The distribution of employment land development in WLP1.1 was reflective of the 

distribution of housing also outlined in the policy in order to provide some balance between 

the development of homes and jobs. This will reduce the need for residents to travel far to 

work and will lead to more sustainable patterns of development. However, the growth has 

been skewed mostly towards Lowestoft, as well as some to Beccles, where the demand has 

been shown to be the greatest in the Employment Land Needs Assessment 2016 (C4).  

10. The spatial distribution of the proposed employment land development in the District was 

based on evidence drawn from the Employment Land Needs Assessment 2016 (C4, pages 51-

53). The evidence shows that Lowestoft accommodates most industrial space requirements in 

the District, which has been reinforced by the recent Enterprise Zone designations spread 

across Lowestoft and Great Yarmouth. The other key industrial location in the District is 

Beccles which also accommodates one of the designated Enterprise Zone sites.  

11. Recent employment developments, such as Mobbs Way, also show that there is continuing 

demand for employment space in the District especially in Lowestoft.  

12. When considered against the alternative options for this policy, this option was considered to 

be the most appropriate as outlined in the Sustainability Appraisal (A2, pages 111-113). 

Allocating more development to the other market towns would be inappropriate as it would 

put additional stress on the capacity of these towns, such as overloading infrastructure. 

However, focusing more development in Lowestoft would also undermine the potential of 

other areas in the District to develop.  
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13. Considering the above, the proposed distribution across the District of employment land 

development is soundly based as it is the most appropriate strategy for employment 

development, positive and in line with national planning policy. The evidence used to justify 

this option is also robust as various analyses were involved to come to this conclusion and 

there is continuing evidence of the need for employment land in Lowestoft and Beccles.  

 

Question 5.3 
Is the plan’s requirement (policy WLP1.1) for 2,200 sq m 
of convenience and 11,000 sq m of comparison retail 
floorspace supported by robust evidence? 

14. The Council believes that the requirement for 2,200 sq m of convenience and 11,000 sq m of 

retail floorspace is supported by robust evidence.  

15. The 2012 NPPF and 2018 NPPF state that local authorities should set out strategic priorities to 

deliver the provision of retail, leisure and other commercial development needed for the area 

over the plan period (paragraph 156/20). 

16. The Waveney Retail and Leisure needs Assessment 2016 (C7) provided an update on the 

quantitative and qualitative need for new retail floorspace (comparison and convenience 

goods) and commercial leisure uses over the plan period. The assessment drew from an up-

to-date evidence base and new primary research. 

17. Retail trends and catchment areas for the District centres provided a baseline for the 

assessment. Health checks were also undertaken to establish and update the retail hierarchy 

for the District. These health checks included analyses of the scale of diversity of uses, retailer 

representation and demand, commercial property indicators, changes in vacancy levels, 

accessibility and parking, quality of the environment, pedestrian footfall and customer views 

and behaviours. A telephone survey amongst households was also undertaken across the 

District.  

18. The assessment concluded that Lowestoft is the principal shopping centre of the District. The 

town serves as the retail and leisure centre of the District and acts as an important centre for 

tourism. Beccles is the next largest retail centre, comprising both national multiple and 

independent businesses. The vacancy levels of Beccles are also below national averages. Due 

to the relatively low shares of the retail market held by other centres of the District, the 

strategy outlined  that most retail development should occur in Lowestoft, followed by 

Beccles and then the other centres where appropriate.  

19. The final requirements for retail floorspace were based on an analysis utilising the CJ CREATᵉ 

Capacity Model. The model contains a number of assumptions and forecasts that have been 
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developed over a number of years using robust evidence bases, research and best practice. 

This includes ONS Sub-National Population Projections and annual growth forecasts. The final 

requirements for the plan period were established as 2,200 sq m of convenience floorspace 

and 11,000 sq m of retail floorspace based on this model. 

20. Mr Basey-Fisher (John Long Planning) (Rep ID: 597) stated that WLP1.1 should be amended to 

acknowledge that Bungay could be considered a suitable location for retail development if 

some sites do not come forward. The Waveney Retail and Leisure needs Assessment 2016 

(C7, pages 128-129) acknowledges Bungay as having a historic town centre with limited space 

for new retail development. While the model shows that there will be an increase in the 

forecast retail capacity, it was concluded that this could be met through the change of use of 

existing vacant buildings, such as the Post Office, and potentially through infill development. 

This combined with Bungay’s relatively small share of comparison (1.6%) and convenience 

(0.3%) shopping in the District means that it would not be appropriate to amend the policy as 

requested.  

21. The retail requirements set out in the Local Plan therefore are supported by robust evidence. 

They have been based on up-to-date evidence bases and models which have been developed 

over a number of years. The strategy for the requirements has been based on the hierarchy 

of the District centres in order to reflect their various roles. 

 


