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INTRODUCTION

The Government is committed to promoting a strong and stable economy,
recognising the important role that planning has in delivering this. Planning
Policy Statament 1: Delivering Sustainable Development states that planning
authorities should recognise that all local economies are subject to
change; planning authorities should be sensitive to these changes and
the implications for development and growth.. Central to this is the need
for an up to date and relevant development plan which identifies opportunities
for future investment to deliver economic objectives.

Local Planning Authorities (LPA) are required by the Government to review
their portfolios of employment sites and apply up to date and sensible criteria
in terms of sustainable development and market realism. The results of such a
review should inform Local Development Frameworks and planning decisions
on employment land. Reviews should also seek to ensure that there is
sufficient employment land supply to meet current and future needs of
businesses, helping to identify a robust and defensible portfolio of both
strategic and locally important employment sites in their LDFs and, where
appropriate, to safeguard both new and existing employment areas for
continued employment use.

This Employment Land Review provides the following:

a comprehensive audit of employment land within Mid Bedfordshire, looking at
B1, B2 and B8 sites within the District;

an assessment of the needs of the property market;

the translation of jobs into employment land, looking at options for future
provision; and

makes recommendations for future employment policy for Mid Bedfordshire.

Employment Land Review Guidance Note

Employment Land Reviews — Guidance Note (Dec 2004) published by the
Office of the Deputy Prime Minister (ODPM) offers local planning authorities
the tools with which to assess the demand for and supply of land for
employment, and advises that sites allocated for employment should reflect
the changing requirements of businesses and local economies.

The ODPM Guidance Note also recognises that the value of land for housing
exceeds the value of land for employment. This imbalance acts as an incentive
for site owners to pursue housing opportunities on employment sites.

The Guidance Note provides information on how local authorities can assess
the suitability of sites for employment development, how they can safeguard
the best sites in the face of competition from other higher value uses and
conversely identify sites no longer suitable for employment development which
could be made available for alternative uses.

The guidance recommends that authorities undertake a preliminary review of
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their employment site portfolio, to identify which sites are ‘fit for purpose’ and
identify those ‘high quality’ or ‘strategic’ sites which must continue to be
safeguarded for employment development. The benefits of undertaking an
appraisal of sites include:

gaining an improved understanding of the priorities for the remainder of the
review; and

providing early evidence, albeit incomplete, that can be used to inform
development control decisions or used at appeal.

The Structure of this Report
This report is set out in the following sections:

Policy Context : sets out national, regional and local policy that applies to
employment and employment land.

An Economic Snapshot of Mid Beds : frames the District by employment
and education statistics to give a general picture of Mid Bedfordshire.
Demand for Employment Land : explains what demand has been
guantified for the District to 2021.

Review Methodology : sets out the methods used to research existing
employment provision

Key Findings and Conclusions : sets out findings based on the
guantitative and qualitative data collected

The Employment Strategy offers recommendations for the LDF, for the
delivery of additional employment in the District to 2021.

Finally, Monitoring and Review : defines which employment issues might
be monitored through the Council’s Annual Monitoring Report.
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THE POLICY CONTEXT

There are a number of Strategies and Policy documents at national, regional
and local level that affect economic development and planning in Mid
Bedfordshire. This section summarises key points from these documents.

National Policy
Planning Policy Statement 1: Creating Sustainable C ~ ommunities (2005)

Planning Policy Statement 1 (PPS1) highlights the need for positive and
proactive planning to achieve the creation of sustainable communities.
Planning should facilitate and promote sustainable patterns of urban
development by, for example:

Making suitable land available for development in line with economic, social
and environmental objectives to improve the quality of life;
Contributing to sustainable economic growth by:

o Promoting urban regeneration;

o Promoting regional, sub-regional and local economies;
Ensuring that development supports existing communities and contributes
to the creation of safe, sustainable and live-able communities with good
access to jobs and key services.

The planning system has an important role in delivering sustainable economic
development. Consequently, PPS1 recognises that local planning authorities
should have regard to the importance of encouraging industrial, commercial
and retail development, while at the same time enabling the provision of a
suitable mix of housing, including adequate levels of affordable housing.

Planning Policy Statement 3: Housing (2006)

Planning Policy Statement 3 sets out the Government's policy to ensure
housing is developed in suitable locations which offer a range of community
facilities, with good access to jobs, key services and infrastructure.

The guidance says options for accommodating new housing growth may
include the reuse of vacant and derelict sites or industrial and commercial sites
for providing housing as part of mixed use town centre development, additional
housing in established residential areas, large scale redevelopment and
redesign of existing areas, expansion of existing settlements through urban
extensions and creation of new freestanding settlements. The consideration of
whether industrial or commercial use could be more appropriately re allocated
for housing development will help meet targets to use previously developed
land.

Planning Policy Guidance Note 4: Industrial, Commer  cial Development
and Small Firms (1992)

PPG4 notes that policies within development plans should provide for choice,
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flexibility and competition in allocating land for industry and commerce. The
guidance recommends that local planning authorities should be realistic in their
assessment of the needs of business. Local planning authorities should aim to
ensure that there is sufficient land available which is readily capable of
development and well served by infrastructure. They should also ensure that
there is a variety of sites available to meet differing needs.

Planning Policy Statement 7- Sustainable Developmen t in Rural Areas
(2004)

The objectives of PPS7 are to raise the quality of life and the environment in
rural areas; to promote more sustainable patterns of development; to promote
the development of the English regions by improving their economic
performance so that all are able to reach their full potential (by developing
competitive, diverse and thriving rural enterprise); and to promote sustainable,
diverse and adaptable agricultural sectors.

PPS7 also states that in rural areas, planning authorities should focus new
development in or near to local service centres where employment, housing,
services and other facilities can be provided close together. However, it goes
on to highlight that: “Planning authorities should set out in LDDs their policies
for allowing some limited development in, or next to, rural settlements that are
not designated as local service centres, in order to meet local business and
community needs and to maintain the vitality of these communities. In
particular, authorities should be supportive of small-scale development of this
nature where it provides the most sustainable option in villages that are remote
from, and have poor public transport link with, service centres.”

In meeting the economic needs of rural areas, PPS7 states that local planning
authorities should:

identify in Local Development Documents (LDDs) suitable sites for future
economic development, particularly in those rural areas where there is a
need for employment creation and economic regeneration; and

set out in LDDs their criteria for permitting economic development in
different locations, including the future expansion of business premises, to
facilitate healthy and diverse economic activity in rural areas.

This is particularly relevant in Mid Bedfordshire which is largely rural with a
high car dependency.

Regional Policy
Regional Spatial Strategies

Mid Bedfordshire is covered by two Regional Spatial Strategies (RSS). The
first is the emerging East of England Plan referred to as the Regional Spatial
Strategy 14 (RSS14). The Proposed Changes to the Draft RSS were published
in December 2006. The second, which covers only part of the District, is the
Milton Keynes South Midlands Sub Regional Strategy (MKSM SRS) which was



Employment Land Review

approved in March 2005. This covers the part of the District that lies within the
Bedford/Kempston/northern Marston Vale growth area.

2.11 In terms of employment requirements, the emphasis now is on a specific
number of jobs, rather than on a land requirement. Hence both the MKSM
SRS and emerging East of England Plan require the District to include policies
within the Local Development Framework that will secure specific job growth
targets on the basis of projected job growth during 2001 to 2021. At regional
level the employment growth figures are broadly aligned with the identified
housing provision to create a more sustainable relationship between
population and jobs. Policy E1 of the emerging East of England Plan defines
jobs growth for Bedfordshire and Luton:

The following indicative targets for net growth in jobs for the period 2001 —
2021 are adopted as reference values for monitoring purposes and guidance
for regional and local authorities, EEDA” and other delivery agencies in their
policy and decision making on employment matters. They may be revised
through the review of RSS in conjunction with the review of the Regional
Economic Strategy or, exceptionally, through testing as part of LDD
preparation.

Bedford/Mid Beds 27,000
Luton/South Beds 23,000
Beds & Luton Total 50,000

2.12 In Bedfordshire the targets are derived ‘bottom up’ from a sub regional
economic development study undertaken by Bedfordshire County Council and
are only available as totals. The employment target for Mid Bedfordshire, when
shared between Bedford Borough, is 11,000 additional jobs between 2001 and
2021. These jobs will encompass non B1-B8 activities, such as retail, leisure
and tourism, as well as the traditional B1- B8 uses. This ELR will consider
how best to plan for this employment growth to be accommodated. The RSS
target for jobs growth is considered in more detail later in the report.

Regional Economic Strategy for the East of England

2.13 The Regional Economic Strategy for the East of England, produced by the
East of England Development Agency (EEDA) in November 2004 sets a
framework for businesses, communities and individuals to improve the
economic performance and quality of life of those who live and work in the
eastern region.

2.14 The Strategy sets a vision for the region as “a leading economy, founded on
our world class knowledge base and the creativity and enterprise of our
people, in order to improve the quality of life for all who live and work here”.
The objectives of the strategy are set out in eight goals:

A skills base that can support a world class economy

* East of England Development Agency
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Growing competitiveness, productivity and entrepreneurship

Global leadership in developing and realising innovation in science,
technology and research

High quality places to live, work and visit

Social inclusion and broad participation in the Regional economy
Making the most from the development of international gateways and
national and regional transport corridors

A leading information society

An exemplar in the use of resources

In Mid Bedfordshire, the local authority’s Economic Development function
leads the promotion of economic development and regeneration, working in
partnership with other agencies such as Bedfordshire County Council and
Renaissance Bedford. At this local level, Mid Bedfordshire has due regard for
the regional and sub regional context of the District.

County and District Policy
Joint Economic Development Strategy (Bedfordshire a nd Luton)

The Bedfordshire and Luton Joint Economic Development Strategy, “Building a
Sustainable Economy” was published by the Bedfordshire and Luton
Economic Development Partnership (BLEDP) and adopted by the Council in
early 2005. The Strategy adopts the same vision as the Regional Economic
Strategy. It details the requirement to create 50,000 jobs in Bedfordshire and
Luton to 2021 and sets out its objectives under six headings:

Growing and Diversifying the Local Economy
Growing Innovation and Entrepreneurship
Adapting and Accessing Skills and Education
Infrastructure Solutions for Growth

Growth and Community Development

A New Image for Investment

Development Plans covering Mid Bedfordshire currently consist of the
Bedfordshire and Luton Structure Plan 2011 (1997) and the Mid Bedfordshire
Local Plan First Review (Adopted 2005). With the introduction of the Planning
and Compulsory Purchase Act (2004), both of these documents are saved for
three years from Adoption pending their replacement with the Regional Spatial
Strategy for the area and the Mid Bedfordshire Local Development
Framework.

Bedfordshire Structure Plan (1997)

The existing policy approach through the Structure Plan is to retain B1, B2 and
B8 employment land either committed or existing on the basis that this was
sufficient to meet the forecast increases in the labour force, and reduce
unemployment in Bedfordshire.

The Structure Plan predicted a population increase of 50,000 between 1991
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and 2011, meaning overall 24,000 additional jobs were needed. At the time of
publication, the County thought there were sufficient land allocations at a local
level to meet this need to 2011. However, to test this provision locally, the
County advised District Councils to audit their existing employment land stock
to identify deficiencies. Mid Beds has subsequently undertaken bi-annual
audits. It should be noted that when it is formally adopted, the East of England
Plan (RSS14) will supersede policies in the Structure Plan.

Mid Bedfordshire Local Plan: First Review (Adopted 2005)
Employment Policies

The Mid Bedfordshire Local Plan First Review (Adopted 2005) safeguards
employment land as ‘Key Employment Sites’. These sites were chosen as they
are well established and are located so that they may continue to provide an
important source for local employment, under Policy EMP1, for B1, B2 and B8
development only. This policy safeguards existing sites in B1, B2 and B8 use
and new allocations for B1, B2 and B8 use put forward in the Local Plan.
Policy EMP1 is shown below.

In allocating additional B1-B8 employment land, the Local Plan sets out site
specific policies to guide development of sites allocated.

Policy EMP1

The Council will safeguard the key employment sites listed below and the
proposed allocation sites listed in Table E2 (Policies EMP4(1) - EMP4(10) inc)
and identified on the Proposals Map, for B1, B2 and B8 employment use.
Development or redevelopment of land on safeguarded sites for uses other
than those which fall within Classes B,1 B2 and B8 of the Use Classes Order
(1987) will not be permitted.

1. Station Road, Ampthill

2. Hunting Engineering, Bedford Road, Ampthill

2A Doolittle Farm, Ampthill

3. Land at Arlesey Brickworks, Arlesey

4. Hitchin Road Industrial and Business Centre, Arlesey
5. Portland Industrial Area, Arlesey

6. Old Oak Close, Arlesey

7. Eldon Way, Biggleswade

8. Albone Way, Biggleswade

9. Stratton Business Park, Biggleswade

11. Cranfield Technology Park, Cranfield

13. Maulden Road Industrial Area, Flitwick

14. Henlow Trading Estate, Henlow Camp

15. Peckworth Industrial Estate, Lower Stondon

15A Clophill Road, Maulden

16. ACO Polymer Site, Shefford Road, Meppershall

17. Shannon Way, Potton

19. Pulloxhill Business Park, Greenfield Road, Pulloxhill
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20. Land at Ridgmont Brickworks, Ridgmont
21. Sunderland Road Industrial Estate, Sandy
22. Station Road Industrial Area, Sandy

23. Land North of Sunderland Road, Sandy
24. Land West of Girtford Bridge, Sandy

25. Shefford Industrial Estate, Shefford

26. Land forming Phase lll, Shefford Industrial Estate, Shefford*
27. Fen End Industrial Estate, Stotfold

28. Motorola Site, Taylors Road, Stotfold

28A Land South of Stotfold

28B Land at Bedford Road, Marston Moretaine

Policy EMP2A enables development for rural workshops or units suitable for the
needs of small business within Large Villages or Selected Settlements. If a
particular local need cannot be met in a settlement, development may be
permitted on sites immediately adjacent to Selected Settlements or Large
Villages. This policy has the potential to increase the current stock of
employment sites.

Policy EMP6A enables the extension of existing commercial uses within the
countryside within or possibly beyond their curtilage where the scale and the
character of the extension are appropriate to their setting. This policy also has
the potential to increase the current stock of employment sites.

Policy EMP10 recognises that the District's research and higher education
institutions are important local employers and make a valuable contribution to
the local economy. This policy allows appropriate development on these sites
provided the facilities relate well to existing development and are closely linked
to the established use of the site.

Settlement Hierarchy

The Local Plan’s settlement hierarchy provides a framework for determining the
appropriateness of the District's towns and villages for the allocation of land to
meet development requirements. Three broad categories of settlement within
the District are identified within the hierarchy: Selected Settlements, Large
Villages and Small Villages. Selected Settlements are the largest of the
District's towns and villages, most having populations in excess of 4,000 people.

Settlement Envelopes

To define the boundaries between the settlements in the District and their
surrounding countryside, the Council has defined ‘Settlement Envelopes'.
Settlement Envelopes have been defined by objective reference primarily to
land use. Settlement related land uses, for example residential development,
domestic gardens, playing fields and community facilities, would normally fall
within a defined Settlement Envelope. Agricultural land and buildings would be
excluded unless the land and buildings are allocated specifically for

* Land Forming Phase Ill, Shefford Industrial Estate has subsequently been lost at Appeal to residential development.
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development or are contained within (or integral to) the form of the settlement.
Both the settlement hierarchy and settlement envelopes have been applied to
the site assessment work undertaken in the research.

Other Relevant Guidance
Local Area Agreement

Bedfordshire has commenced a three year Local Area Agreement (LAA) from
April 2006, offering the opportunity for Agencies to work together more
effectively to deliver better services to people in Bedfordshire.

The County Council is working closely with the Borough/Districts, Health, Police,
the Voluntary and Community Sector (VCS), Central Government and others to
agree how they can jointly deliver improved services that matter most to citizens
and communities.

The LAA sets out the outcomes that will be delivered for the people of
Bedfordshire. Some of the highest priority targets carry a reward element
previously known as Local Public Service Agreement (LPSA) performance
reward grant. The LAA is based around four themes one of which is Economic
Development & Enterprise.

The Economic Development theme of the LAA is largely based around job
creation and the need to create 50,000 jobs in Bedfordshire and Luton to 2021,
which links to requirements in the East of England Plan. Key outcomes include
the increase in number and diversity of jobs to meet population growth, a skilled
workforce to increase productivity and the growth of Enterprise and Small
Businesses.

Community Plan

The Community Plan offers a vision for the economy of Mid Bedfordshire to
2011:

“A Mid Bedfordshire which continues to enjoy near full employment and where
suitable and rewarding employment is available for local people.”

The issues identified in the Community Plan as key priority areas are:

Out commuting; the level of out commuting needs to be reduced by
providing good quality, high value job opportunities locally.

Provision of Business Premises; it is important that good quality premises
which fully meet the needs of occupiers are provided now and in the future.
Skills shortages; there is a mismatch of skills and job opportunities that must
be addressed.

Rural Diversification; as the agricultural sector declines diversification is
necessary to maintain our rural economy. This would involve the conversion
of rural buildings to commercial use.
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The Mid Beds Local Strategic Partnership was established to prepare and
deliver the actions outlined in the Community Plan.

The Way Forward
Local Development Framework

The Government's Planning and Compulsory Purchase Act which came into
force in 2004 requires local authorities to prepare a Local Development
Framework (LDF) for its area. The current style of Local Plan is to be replaced
by the LDF.

The LDF will comprise a set of documents referred to as Development Plan
Documents (DPD). The documents to be produced are:

A Core Strategy document; setting out the vision, objectives and strategy
for the spatial development of Mid Bedfordshire.

A Development Control Policies document; setting out the criteria against
which planning applications will be considered, including the settlement
hierarchy and the definition of Settlement Envelope boundaries. This is
combined with the Core Strategy document.

A Site Allocations document; identifying the amount and location of
housing and employment development in the District and may include other
allocations, for example, for leisure or recreation.

A Gypsy and Traveller document; identifying the amount and location of
sites for Gypsy and Traveller accommodation in the District. The document
will include criteria against which Gypsy and Traveller associated
development will be determined.

Each of these documents must be subject to public participation; and have a
Sustainability Appraisal (SA) and Strategic Environmental Assessment (SEA)
undertaken.

In preparing the Development Plan Documents for the LDF a range of
background work is being undertaken by the District Council. The work will be
published in the form of technical papers/reports and will be critical to ensure
that the District has a robust base for the policies and proposals in the LDF.
This Employment Land Review (ELR) is one of these technical reports, and is
intended to provide evidence which will inform policy in the LDF Core Strategy,
Development Control and Site Allocations DPDs.

The timetable for the preparation of the LDF is set out in the Council’s Local
Development Scheme (amended 2007). To date the Council has adopted the
Statement of Community Involvement and consulted on the Issues and Options
for the Core Strategy.

Core Strategy Issues and Options Front Loading

A series of facilitated workshops took place in 2005 as part of the front loading

10
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for the Core Strategy. These were undertaken with a wide range of people, to
assess the range of matters of interest to address through the Issues and
Options document.

As well as workshops with residents, an evening workshop specifically for the
business community was arranged as part of this front loading. All workshops
discussed employment issues and the following comments were made:

strong proactive policies are needed to meet the targets for new jobs
proposed by Regional Guidance;

priority must be given to re-use/regenerate Brownfield sites and
expansion should be focused on established employment centres;

locate employment sites in town centres, near people and public
transport , limiting the need for travel;

allow small enterprise office/workshops on edge of villages;

capitalise on existing infrastructure by making use of existing
employment areas and, where the potential exists, focus expansion on
established centres;

re-use redundant rural buildings for employment opportunities;

avoid land greedy warehouses or logistics depots; and

give businesses the chance to expand when they are ready.

Subsequent ‘Plan this Place’ consultation in April 2007 asked residents for their
views on strategic issues relating to housing, the environment and jobs growth.
Residents were asked to consider whether providing more than the minimum
jobs target (11,000) could offer local people more opportunities to work locally,
hence reduce the need to travel for work. This was responding to the priority of
the local authority to reduce out commuting, as set out in the Community Plan.
The following scenarios were offered:

1. Continue existing out commuting with low jobs growth (11,000 jobs)

2. Create a balance between jobs and homes with medium jobs growth
(14,000 jobs)

3. More jobs than homes with high jobs growth (up to 17,000)

The results of this consultation show majority preference (68% of responses) for
planning for 14,000 jobs, the medium growth option. Of the remaining
respondents who did answer this question, 15% preferred planning for 17,000
jobs and 12% preferred planning for 11,000 jobs. Please note, more detail is
provided about these targets in Section 4, on the Future Requirements for
Employment Land.

The Plan this Place consultation also asked residents to provide their views on
what types of jobs they would like to see in the District and how land should be
allocated to accommodate the jobs growth. A mixture of job types and options
for jobs development were provided. Respondents were fairly equally divided
between types of jobs, although storage and distribution scored the lowest. 62%
of respondents preferred the expansion or redevelopment of existing sites to
accommodate new jobs, 22% wanted new smaller sites, whilst 12% wanted
employment development all in one site.

11



2.43

2.44

Employment Land Review

The Core Strategy proposes the use of the classification of settlements as Major
Service Centres and Minor Service Centres. A Major Service Centre would be
one that has the capacity to accommodate growth at the levels anticipated until
2021. This is due to the facilities and infrastructure found in these settlements.
A Minor Service Centre offers less capacity but continues to offer key services
in the District. All settlements under both these classifications are classified in
the Adopted Local Plan (2005) as Selected Settlements. For the purposes of
this Employment Land Review which assesses existing employment land, the
Adopted Local Plan categorisation has been applied.

Having identified the policy documents that affect employment and the

Employment Land Review, the following Section provides a picture of Mid
Bedfordshire’s economy.

12
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AN ECONOMIC SNAPSHOT OF MID BEDS

This section offers a snapshot of Mid Bedfordshire’s economy, outlining issues
such as current employment land provision in the District, unemployment
figures and the skills of the local workforce. This provides some indication of
the qualitative features of future demand.

Population

In 2001, Mid Bedfordshire District had a population of 121,000 residents but
the District is rapidly growing. The mid year population estimate for 2005 was
129,400. Development pressure means the population is forecast to increase
to 130,000 over the next ten years or so.

Mid Beds Bedford South Beds Bedfordshire
129,400 153,000 115,300 397,700

Source: Mid Year Estimates (2005) ONS
Economically Active and Unemployed Rates

In 2006, 69,000 people of working age were economically active in Mid
Bedfordshire, 82.8% of the population. This is higher than County and
Regional percentages of 81.9% and 81% respectively (Source: Annual
Population Survey 05/06 ONS). Mid Bedfordshire’s unemployment rate is
currently lower than the regional and national average. In April 2007 the
unemployment rate was:

UK 2.6%
East of England 2.0%
Mid Bedfordshire 1.0%

Source: Unemployment Quarterly (April 2007) Bedfordshire County Council

The following table highlights the main characteristics of Mid Bedfordshire’s
unemployment and the highest and lowest ward changes (January 2007).

Table 1: Mid Bedfordshire’s unemployment and the hi ghest and lowest
ward changes

Total Unemployment 898 (1.0%)

Long term Unemployment 235

Change over quarter +5

Highest Ward Rate Biggleswade Ivel & Sandy Ivel (1.9%)
Lowest Ward Rate Ampthill, Cranfield, Silsoe (0.5%)

Source: Unemployment Quarterly (April 2007) Bedfordshire County Council
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Table 2: Unemployment change in Mid Bedfordshire, b  y Ward and Gender

April 2006 February 2007 March 2007 April 2007

Count | % Count | % Count | % Count %
Biggleswade 152 1.6 164 1.7 151 1.6 150 1.6
Sandy 109 1.6 130 1.9 123 1.8 122 1.7
Ampthill 49 1.2 33 0.8 21 0.5 20 0.5
Flitwick 94 1.1 94 11 104 1.2 102 1.2
Rural Mid Beds 570 1.0 590 1.0 558 1.0 505 0.9
Male 628 15 605 14 580 1.3 542 1.2
Female 254 0.7 318 0.8 299 0.8 289 0.9
Mid
Bedfordshire 882 1.1 923 11 879 1.1 831 1.0

Source: Unemployment Quarterly (April 2007) Bedfordshire County Council

The District’'s workforce is close to full employment. These figures and
percentages of unemployment within the District have remained largely stable
in recent years.

Out Commuting

Out commuting is a significant issue in Bedfordshire, where the (net) flow of
people travelling out of the County to work has increased by 46% between
1991 and 2001 (from 23140 to 33756). In Mid Bedfordshire, net out commuting
increased by 25% between 1991 and 2001, from 14920 to 18674. Out
commuters as a proportion of the economically active population has also
increased, from 25.2% in 1991 to 28.5% in 2001. The Table below shows out
commuting figures at 2001, for the County and Mid Bedfordshire.

Table 3: Travel to Work Flows

Mid Bedfordshire Bedfordshire
Total Residents* 63758 191563
Total Workers 45084 157807
Out Commuters 33834 69830
In Commuters 15160 36074
Net Out commuters 18674 B3756

* Residents aged 16 —74 only
Source: Travel to Work data, 2001 Census (October 2004) Office of National Statistics

The principal destinations of Mid Bedfordshire’s out commuters are
Hertfordshire, Bedford, London, Luton and Milton Keynes.

Out commuting is identified in Mid Bedfordshire’s Community Plan as a key
issue that needs to be addressed in order to strengthen and maintain the
economy of Mid Bedfordshire. In the wider area it is identified as an issue in
the Bedfordshire and Luton Joint Economic Development Strategy (2005). Net
commuting and the issue of self containment is looked at in more detail in
Roger Tym’s Study of Employment Growth in Non B Use Classes in Mid
Bedfordshire (July 2007), concluding that Mid Bedfordshire has a high negative
balance between in commuting and out commuting.
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Deprivation

Although the District appears to be prosperous and affluent, Mid Bedfordshire

does have pockets of relative deprivation in towns and rural areas. Best and

worst scores awarded to areas of Mid Bedfordshire using the Government’'s

Index of Multiple Deprivation found variations, showing levels of prosperity are
not consistent. Sandy All Saints is the most deprived ward in Mid Bedfordshire,

while Harlington ranks as one of the least deprived.

Earnings

The prosperity of the population in Mid Bedfordshire is reflected in the gross

weekly and hourly pay rates in the District. This shows earnings in Mid

Bedfordshire are generally higher than the East of England and Great Britain.

Table 4: Earnings by residence

Gross weekly pay (Pounds)
Mid East of England Great Britain
Bedfordshire
Full-time workers 535.2 470.0 449.6
Male full-time workers 628.1 520.5 490.5
Female full-time | 4661 392.7 387.6
workers
Hourly pay (pounds)
Full-time workers 14.24 11.69 11.26
Male full-time workers 15.61 12.54 11.91
Female full-time | 45 55 10.38 10.28
workers

Source: Annual survey of hours and earnings - resident analysis (2006) ONS
Education and Skills
Mid Bedfordshire has a high skilled workforce, higher than County and
Regional percentages for all qualifications from NVQ1 and above, with 26% of

the workforce having NVQ4 and above (25.9% and 24.8% for County and
Region respectively).
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Table 5: Skills of Working Population in Mid Bedfor dshire and Great
Britain

Mid Bedfordshire East of
Qualification Definition / equivalent | Number of % (Iiongland (()joreat Britain
people
NVQ4 and above Degree level 21,100 26.1 | 24.8 26.5
NVQ3 and above 2 or more A levels 37,100 459 | 424 44.4
NVQ2 and above 5 or more GCSE's 55,400 68.6 | 62.6 62.9
NVQ1 and above Fewer than 5 GCSE’s | 68,000 84.2 | 78.9 77.2
Other qualifications | Foreign and | 4,500 55 7.8 8.4
professional
No qualifications No formal | 8,300 10.3 | 13.2 14.3
qualifications

Source: Mid Bedfordshire and Great Britain Force Survey (Jan 2005 — Dec 2005) NOMIS

Mid Bedfordshire has a slightly higher proportion of Senior Managers and
professionals in the workforce than the County, but lower than the Region. Mid
Bedfordshire has the highest proportion of administrative and secretarial and
skilled trades in the County and Region, but the lowest proportion of personal
services and sales occupations. (Source: Annual Population Survey 05/06 ONS).

Sectors

There are 43,300 employee jobs in Mid Bedfordshire. Mid Bedfordshire has a
balanced economy with no one dominant industry, sector or firm.

Approximately 13% of the jobs in the District are in Manufacturing (compared

to 11.6% in the County and 11.5% in the Region), 8% in Construction and 77%
in the Service Sector, which includes transport, distribution, the public sector,
hotels, etc. While these figures vary slightly from the averages for both the
East of England and Great Britain as a whole, it shows that the local economy
still has a relatively broad base overall.

Table 6: Employee Jobs in Mid Bedfordshire and Grea  t Britain

Mid Bedfordshire Great Britain
Employee Jobs % %
Total Employee Jobs 43,300 - -
Full Time 30,300 70.0 67.9
Part Time 13,000 30.0 32.1
Manufacturing 5,600 13.0 111
Construction 3,300 7.6 4.6
Services 33,400 77.1 82.9
Distribution, hotels & restaurants 9,900 22.8 24.1
Transport & Communications 2,100 4.9 6.0
Finance, IT, other business activity | 9,300 215 20.7
Public Admin, Education & Health 10,400 24.0 26.9
Other Services 1,700 4.0 5.2
(Tourism Related) 2,400 5.6 8.1

Source : Annual Business Inquiry Employee Analysis (2005) NOMIS
Note: Employee numbers for Energy and Agriculture/Water sectors not listed as data suppressed.
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Economic Audit of The District

3.13  The District Council produced its first District wide Employment Audit in March
1999. The Audit confirmed the Structure Plan’s conclusion that in quantitative
terms, the level of committed B1-B8 provision and vacant B1-B8 floorspace
available at 1% January 1999 was sufficient to meet the estimated B1-B8
employment needs in the District up to 2006 and potentially substantially
beyond.

3.14 Employment Audit No. 2 was completed in May 2003, and subsequently
updated by Employment Audits 3 (April 2004) and 3a (December 2004). All of
these drew conclusions on the amount of B1,B2 and B8 land available for
development in the District.

3.15 The Local Plan Monitoring Report 2 (2005) updated the findings of the
Employment Audit, setting the amount, type and location of employment land
in Mid Bedfordshire at 1 April 2005, to comply with Policy 26 of Bedfordshire
County Council’'s Structure Plan (1997). The research found 83.78 hectares
(ha) of (net) employment land was available for development at 31 March 2005

3.16 Since then, the Council’'s Annual Monitoring Report, published in March 2006,
reported 77.12ha of (net) employment land was available.

3.17 Employment Land Audits Numbers 2, 3 and 3a, the Local Plan Monitoring
Report and the Annual Monitoring Report are available to download from the
Council’'s website, www.midbeds.gov.uk.

Pressure on Employment Sites

3.18 In recent years, there have been applications for residential or mixed use
developments on several of the District's Key Employment Sites; Albone Way
in Biggleswade, Taylor's Road in Stotfold, Reddings Wood, north of Ampthill,
Phase Il of the Shefford Industrial Estate and the Portland Industrial Estate in
Arlesey. The applications were all refused on the basis that residential
development on these sites was contrary to Local Plan policy. The appeal on
Albone Way was dismissed, the appeal on Phase Il of Shefford Industrial
Estate was allowed, and Portland Industrial Estate currently has an appeal
pending.

3.19 The changing emphasis towards mixed use schemes and residential
development on employment land is highlighted in changing government
policy, which suggests local planning authorities should consider favourably
planning applications for housing on land that is suitable for housing
development.
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Summary

3.20 The Mid Bedfordshire economy has key strengths including: high levels of
economic activity; a skilled workforce, high earnings and low unemployment.
There are some relative weaknesses in the local economy which may well be
challenged further in comparison to high growth areas in close proximity, such
as high levels of out-commuting. The area has a higher proportion of
employment in manufacturing than the region or country. When these
characteristics are assessed against growth in population and housing, it could
be argued that attention needs to be paid to keeping employment and housing
growth in balance and also the balance within the employment and business
profile.

3.21  The following section considers in more detail quantitative demand, namely
how much land will be required to accommodate the District's employment
growth. It also provides information on the future demand for land and
premises in the District and in the wider Bedfordshire and Luton area. This
information on demand will help set the future employment strategy for the
District.
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FUTURE REQUIREMENTS FOR EMPLOYMENT LAND IN MID
BEDFORDSHIRE

This section should be read in conjunction with Ann ex 1 which provides
an update to this section

Introduction

This section looks at the future demand for employment land in the District to
2021 for three alternative jobs growth scenarios. The findings will be used to
help identify the quantity of additional land which may need to be allocated for
B1-B8 purposes in the LDF.

Demand takes two forms:

Quantitative demand - how much land needs to be safeguarded or allocated
to provide for growth in jobs; and

Qualitative demand - the types of land and premises which will be required,
including factors such as size, location, access etc.

This section will only consider quantitative demand. Qualitative issues are
considered later in this Review.

Quantitative demand is calculated in this Section for all three jobs growth targets
considered in the Plan This Place consultation (explained in more detail below,
under Jobs Growth).

Quantitative Demand

Future demand for land and premises in the District and in the wider
Bedfordshire and Luton area has been considered in a number of studies and
publications, some more recent than others:

Roger Tym & Partners (August 2007) Employment Growth In Non B1-B8 Use
Classes In Mid Bedfordshire

CB Hillier Parker (2003) Bedfordshire and Luton Commercial Land and
Property Study

Bedfordshire and Luton Economic Development Partnership (2005) Building
A Sustainable Economy - The Joint Economic Development Strategy for
Bedfordshire and Luton

GHK Consultants (2005) Changing Places — Bedford and the Marston Vale
Visioning Study

East of England Development Agency (2004) - A Shared Vision - The
Regional Economic Strategy for the East of England

East of England Regional Assembly (2004) East of England Plan — Draft
Revision to the Regional Spatial Strategy (RSS) for the East of England

East of England Regional Assembly (2006) East of England Plan — Proposed
Changes
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Government Offices for the South East, East Midlands, East of England
(2002) — Milton Keynes and South Midlands Sub Regional Strategy

From consideration of some of the above reports it is apparent that there is no
set method for determining quantitative demand for employment land, but that
two broad approaches can be undertaken:

1. Economic Forecasts: These are used to ascertain demand by looking at
what the economy would be expected to produce as a result of economic
growth. Economic forecasts are produced by various organisations and are
often based on the extension and application of recent and past growth
trends. This method involves translating predicted economic growth into job
numbers and then into a land requirement.

2. Future Growth Requirements:  This approach looks at what level of jobs
growth would be needed to “balance” with planned growth in population and
labour force. In the emerging East of England Plan growth figures were
planned to be broadly aligned with housing provisions. As with using trend
based economic forecasts, job numbers then need to be translated into a
land requirement.

The approach taken in this study is to use Future Growth Requirements as the
basis upon which to determine employment land requirements. This approach
has been taken because the District must plan for the job requirements
contained in the emerging East of England Plan.

However, it is important that this approach is combined with Economic
Forecasts, to ensure that the split between employment sectors is accurate.
The Council instructed Roger Tym and Partners to undertake an assessment of
employment growth in non Bl to B8 sectors in Mid Bedfordshire. This work
analysed recent employment growth in Mid Bedfordshire in a number of non B1
to B8 sectors, and forecast the extent of this future jobs growth in Mid
Bedfordshire in these sectors. These economic forecasts also enable us to
determine the proportion of jobs in B1 to B8 uses, as well as non Bl to B8 uses,
that need to be planned for. It does not however generate a land requirement.

Roger Tym found in Mid Bedfordshire, by applying Experian’s EG21(02)
economic forecast model to the jobs growth scenarios of 11,000 and 14,000
jobs, almost exactly half of all new jobs are forecast to be in non B1 to B8
activities. This study showed that the greatest gains in jobs growth would be in
hotels, catering, retail, education, health and social work.

The next step is to take forward this quantity of jobs and translate it into a land
requirement. A robust methodology has been provided by CB Hillier Parker
(2003) in their Bedfordshire and Luton Commercial Land and Property Study
which was considered the preferred methodology to adopt for the purposes of
this ELR. The CB Hillier Parker methodology shows how employment growth
requirements can be translated into land requirements, factoring in expected
growth in different economic sectors. A similar methodology provided by GHK
Consultants (2005) in Changing Places - Bedford and the Marston Vale
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Visioning Study was dismissed as the methodology was less detailed.

The methodology adopted in this ELR builds in assumptions about employment
densities and plot ratios which reflect modern practices. The assumptions used
by CB Hillier Parker and Roger Tym’s forecast work have been applied to the
circumstances in Mid Bedfordshire and are detailed below.

Assumption 1: Expansion of Existing Business

The CB Hillier Parker study recognises that some job growth will take place in
existing firms and can be accommodated in existing premises. It estimates that it
is likely that around 5% of employment growth will be “soaked up” by firms
expanding within existing premises. (Source: CB Hillier Parker (2003),
Bedfordshire and Luton Commercial Property Study, Paragraph 2.19)

Assumption 2: Types of Employment

Roger Tym anticipate the proportions of growth in non B1 to B8 sectors to be
half of total jobs growth. Therefore the total land required for B1 to B8 jobs is
calculated as 50% of the total jobs target. The details of why this split has been
calculated as 50% is set out in Roger Tym’s study of Employment Growth in Non
B Use Classes in Mid Bedfordshire (August 2007).

No figures are given for B2 demand, as CB Hillier Parker argue that the effect of
manufacturing employment on demand for land is limited, given the predicted
decline in this sector. Any new B2 demand could be accommodated within B1
or B8 supply, given that many sites have a broad B1-B8 designation. (Source:
CB Hillier Parker (2003) Bedfordshire and Luton Commercial Property Study,
Paragraph 2.27)

CB Hillier Parker assume that the remaining B1 and B8 element of employment
growth can be apportioned as two thirds B1 employment and one third B8
employment. This ratio enables the B1 and B8 element of jobs growth to be
translated into land using assumed employment densities. Although this split
can be used to calculate land required, the Council has commissioned further
work to see if this is an accurate predication of job creation in recent years, in
Mid Bedfordshire. This will be published in due course.

Assumption 3: Employment Densities

Employment Density is a calculation of how many staff can be accommodated
within a certain area of floorspace in an occupied building. CB Hillier Parker
have developed employment densities on the basis of other research and have
concluded that the following densities should apply in Bedfordshire and Luton:

Sq M Per Worker Required (gross)
B1 Uses 30 sq m per worker

B8 Uses 60 sq m per worker
Source: CB Hillier Parker, Paragraph 2.37
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Alternative guidance on employment densities is provided by English
Partnerships in their document Employment Densities: A Simple Guide
(September 2001), however these densities do not differ much from the
densities developed by CB Hillier Parker. Therefore CB Hillier Parker densities
are used for the purposes of this ELR calculation.

Assumption 4: Plot Ratios

To convert a floorspace requirement into hectares (ha) it is necessary to apply a
plot ratio. The plot ratio takes into account the amount of land that will not be
operational employment land, e.g. landscaping, car parking, access roads etc.
CB Hillier Parker assumed this plot ratio to be 40% as this was consistent both
with published research and with their experience. (Source: CB Hillier Parker
(2003) Bedfordshire and Luton Commercial Property Study, Paragraphs 2.41 —
2.43)

Assumption 5: Over Allocation

Another issue to consider is whether there is a need to “over allocate” land to
ensure a choice of sites for commercial occupants. If businesses are to grow, or
new businesses are looking for sites within the District, a choice of sites in terms
of size, type and location is critical. CB Hillier Parker recommended that 50%
more land should be provided than demand dictates to ensure a healthy and
growing economy (Source: CB Hillier Parker (2003) Bedfordshire and Luton
Commercial Property Study, Paragraph 5.54).

Jobs Growth

The Bedfordshire and Luton Economic Development Strategy (BLEDP 2005)
adopts a requirement to create 50,000 jobs in Bedfordshire and Luton in the
period 2001 - 2021. At a local level, the requirement for job growth in Mid
Bedfordshire is 11,000 jobs (2001 — 2021). This was determined in work carried
out by Bedfordshire County Council to inform the draft East of England Plan.
The Panel Report for the East of England Plan accepted the joint employment
figure with Bedford Borough of 27,000 jobs, of which 11,000 had been
apportioned to Mid Bedfordshire. Therefore, 11,000 jobs is the first jobs growth
scenario considered in this Section.

If the 11,000 jobs figure taken from the emerging East of England Plan is seen
as a baseline figure, but consideration is given to planning for additional levels of
jobs growth, the amount of additional land required would increase. For
example, the Panel Report for the East of England Plan increased the housing
requirement in Mid Bedfordshire to 14,230, meaning jobs and housing growth
are no longer aligned. If the District were to provide for jobs aligned with the
number of new dwellings required under the East of England Plan, more than
14,000 jobs might be generated in the period to 2021. Therefore, 14,000 jobs is
the second jobs growth scenario considered in this Section.

Alternatively, jobs growth could be predicted using the annual rate of job
creation based on the annual Business Inquiry (ABl)*. During the Plan This
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Place consultation for the Core strategy, ABI data from 2001-2004 was available
and used as a basis for one of the job targets that residents were consulted
upon. Between 2001 and 2004 approximately 2500 jobs were created — 872
jobs per annum. If this rate were to continue to 2021, this gives 17,000 jobs as a
realistic target.

Since the consultation period, ABI data for 2005 has become available, showing
a significant increase in 2004-5 (approximately 2500 for that period alone).
Taking the period 2001-5 as a whole, 5,000 additional jobs were created. In
view of the risks in assuming the increase in 2004-5 will continue, and to ensure
continuity with our consultation, the 17,000 high growth scenario is viewed as
the most appropriate and is considered in this Section as the third jobs growth
scenario.

In Summary, the three scenarios for jobs growth that will be considered in this
ELR (and that were considered in the LDF Plan This Place consultation) are:

Scenario |Jobs Growth  Reason

1 11,000 East of England Plan (RSS14) proposes a joint
employment figure of 27,000 jobs between
Bedford Borough and Mid Bedfordshire District
Council. Work undertaken by Bedfordshire County
Council suggests a split between the two

authorities, proposing 11,000 for Mid
Bedfordshire and the remaining 16,000 for
Bedford.

2 14,000 The Panel Report for the East of England Plan

(RSS14) increased the housing requirement in
Mid Bedfordshire to 14,230, but did not change
the jobs target. Mid Bedfordshire consider that
consideration should be given to the aligning the
jobs growth with housing growth.

3 17,000 The annual rate of job creation in the District
between 2001 — 2004 has been calculated as 872
jobs per annum. If this annual job creation rate
were to continue to 2021, over 17,000 jobs might
be generated.
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4.24 Taking account of the assumptions set out above, the land requirement for the

Table 7: Estimated land requirement to meet a basel ine of 11,000
additional jobs (2001-2021)
Jobs Required
Scenario 1 Scenario 2 Scenario 3
Jobs, 2001 to 2021 11,000 jobs | 14,000 jobs | 17,000 jobs
Jobs, 2006 to 2021 6,000 9000 14,000
(ABI Job Creation 2001- 2005 = | (11,000 — (1’ 4,000 — 5,000) (17,000 —
5,000) 5,000) : : 5,000)
éobs, minus Business 5700 8 550 13,300
(SZ%ansmn (6,000 —300) | (9,000 — 450) (14,000 - 700)
B1 — B8 Jobs 2,850 4,275 6,650

(50% B1 - B8
employment in Mid Beds)

(5700 x 50%)

(8,550 X 50%)

(13,300 x 50%)

Employment Sectors

(1/3 of B1-B8 Jobs)

(1/3 of 2850)

(1/3 of 4275)

B1 Employment 1900 2,850 4,430
(2/3 of B1-B8 Jobs) (2/3 of 2850) (213 of 4275) (2/3 of 6,650)
B8 Employment 950 1,425 2220

(1/3 of 6,650)

Floorspace Requirement

allocation)

B1 Floorspace 57,000 85,500 132,900
(30 sq m) (1900 x 30) (2850 x 30) (4,430 x 30)
B8 Floorspace 57,000 85,500 133,200
(60 sq m) (950 x 60) (1425 x 60) (2,220 x 60)
Gross Floorspace

(Total B1 & B8 sq m) 114,000 171,000 266,100
Land Requirement

Net Land Requirement, ha (21?'45000/ 42.75 (62%.65100/
(40% x 10000) 4000') (171,000 / 4000) 4000’)

Over allocation, ha 14.25 214 33.3

(50% of net land requirement) (28.5 x 50%) (42.8 x 50%) (66.5 x 50%)
Total Net Land

Requirement, ha 42.8 ha 64.2 ha 99.8 ha
(net land requirement + over (28.5 + 14.25) (42.8 + 21.4) (66.5 + 33.3)
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Because 2005 is the most recent year that the ABI jobs figures are available, the
remainder of the net land requirement calculations cover the period 2006 —
2021. It must be noted that these figures are sensitive to any changes in
assumptions and that they refer to an ongoing situation, so it is important to
continue to monitor, in particular job creation, loss of employment land and new
completions, and adjust the calculations if necessary.

Additional Considerations

Whichever jobs scenario is preferred, certain considerations have to be made.
The land requirement figures quoted above are purely a calculation of the
guantity of employment land required to provide for additional jobs, and as such
are very precise figures. Additional factors need to be taken into consideration
before the process of allocating additional employment land takes place and
before a decision is taken on the appropriate jobs growth target pursued in the
Core Strategy.

Allocated Land

Account must be taken of the amount of land currently allocated for B1-B8
employment without planning permission. As of April 2007, 43.69ha of
employment land was allocated without a planning permission in Mid
Bedfordshire. The majority of this land falls within two substantial allocations, at
Stratton Business Park in Biggleswade and the Technology Park in Cranfield
(both approximately 18ha in size).

With these commitments in mind, it could be considered that the approximate
land requirement necessary for 11,000 jobs (42.8ha) has been met. This means
the Council would not need to make additional employment land allocations
through the Local Development Framework (assuming delivery of all committed
employment land). The land requirement for 14,000 jobs shows that (excluding
the employment allocations yet to be development) an additional 20ha is
necessary for allocation in the Site Allocations DPD and for 17,000 jobs an
additional 56ha is necessary.

Both allocated sites at Cranfield and Biggleswade make a valuable contribution
to the economic landscape of the District. Stratton Business Park has a prime
location adjacent to the Al, ideal for large warehouse development, attractive for
B8 users. Cranfield Technology Park offers specialist accommodation for the
technology based industries and attracts employees from outside the District
due to its good links with and proximity to the M1 and Milton Keynes.

With this in mind, both sites are likely to make a limited contribution to meeting
the jobs growth requirements of the District and do not provide the range of sites
necessary to offer choice and variety in terms of location and size of business
premises. Given that the District experiences a high degree of out commuting, if
additional employment land is not provided job creation could be stifled and out
commuting further intensified by a lack of available employment land choices.
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The Local Area Agreement for Bedfordshire identifies the need to increase the
number and diversity of jobs to meet population growth as a key outcome.
These considerations will need to inform the Core Strategy and its preferred
option in relation of jobs creation to 2021.

The Spread of Employment Development

4.31 By accepting that 11,000 jobs are needed in Mid Bedfordshire and therefore no
additional employment land needs allocating (as it has been met by existing
allocations) a mismatch of housing growth with jobs provision may occur. It
could be argued that further housing development in settlements already short
on employment opportunities, without the provision of any additional
employment land, could lead to imbalanced communities, where residents have
to out commute in order to work. The housing growth strategy adopted in the
Core Strategy DPD will define broad locations for housing growth. The LDF
needs to make provision for 14,230 dwellings of which over 4,000 have been
completed and over 8,000 have planning permission.

Under Used or Derelict Sites

4.32 No allowance has been made for existing employment sites which are under
used, vacant or partially derelict. In the District, there are several such sites. Re-
occupation or redevelopment of these sites could contribute towards job creation
and, as a result could reduce the amount of additional land required to meet jobs
targets.

Loss and Gain of Existing B1-B8 Land

4.33 Mid Beds District Council Employment Audit No 2 (2002) and No 3 (2004) show
a comparison of completed gains and losses of B1-B8 land. Taking account of
new development on employment land allocations identified in the Local Plan,
the figures show a net gain in B1-B8 land in the period 1999-2004.

4.34 1t is important however to look at the underlying gains and losses of any land
excluding gains achieved from development of Local Plan allocations®. If this is
done, the following can be ascertained:

Employment Audit No 2 (May 2003) which covers the period 1999-2002
shows a gain of 8.936ha and a loss of 10.478ha, therefore giving a net loss
overall of 1.542ha.

Employment Audit No 3 (April 2004) which covers the period 2002 — 2004
shows a gain of 3.99ha and a loss of 4.425ha, therefore giving a net loss
overall of 0.435ha.

The Local Development Framework Annual Monitoring Report (December
2006) which covers the period 2004 - 2006 shows a gain of 14.23ha and a

1 Gains on Key Employment Sites and allocated sites identified through the Local Plan cannot be included in
this analysis because development on these sites does not give any net gain, as the maximum developable
area of this land has already been counted as part of the District’s total stock.
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loss of 7.22ha giving a net gain of 7.01ha.

When the overall figures from all of these sources are taken together, this shows
an underlying net gain of 5.03ha over seven years. This equates to an average
net gain of 0.72ha per year. If this rate of underlying net gain were to continue
over the period 2006 — 2021, a total gain of 10.8ha would occur.

The estimated gain could contribute to meeting jobs growth targets. However, it
Is important to realise again that this is a calculation which is very sensitive to
change, and these figures need to be taken with care. As can be seen, the
period 1999-2004 showed an overall net loss, and this was only redressed by
figures from 2004-2006. This last period was marked by a significant number of
agricultural sites converting to B1-B8 use. Given that for the purposes of this
monitoring the whole site area is measured and these types of properties can
have a larger curtiilage than more modern, purpose-built employment sites,
these figures need to be treated with care. Both factors, namely the assessment
as to whether there is likely to be an overall gain or an overall loss, and the site
area to be taken into consideration, need to be monitored closely and figures
adjusted where necessary.
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METHODOLOGY
Employment Land Reviews: A Guidance Note

Employment Land Reviews A Guidance Note (ODPM, December 2004) offers
detailed advice on the preparation of Employment Land Reviews (ELRs), and this
study has been structured using this guidance as a template. The guidance
proposes a three stage process:

Stage 1 Stage 2 Stage 3
Taking Stock of the P Creating a Picture of — > Identifying a ‘New’
Existing Situation Future Requirements Portfolio of Sites
Includes fitness Includes an Includes identification
for purpose assessment of future of sites to safeguard,
assessment. demand for and/or new sites to

employment allocate for future

l l l

Policy Development, Monitoring and Review

This ELR addresses Stage 1 and Stage 2 of the recommended process and
partially addresses Stage 3.

Stage 1 on taking stock was split into three Steps:
Step 1 — Identifying Sites

Mid Bedfordshire has many scattered employment sites across the District. The
Guidance suggests the application of a size threshold of 0.25ha (Employment Land
Reviews A Guidance Note, ODPM, December 2004, Section 4, Step 3) and this
was considered appropriate for Mid Bedfordshire. It allowed for the majority of sites
across the District to be taken into consideration, including some conversions from
agricultural property which provide an important contribution to the employment
and economy of Mid Bedfordshire.

However there were some exceptions. Some sites, which fell slightly below this
threshold, were included in this study because they were considered significant
sites within the District. This judgment was made based on criteria such as the
numbers of people employed and the geographical location of the site.

By applying the threshold, small premises above shops (particularly in town
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centres) offering office space were not included.
Sites were chosen for this study using the following sources:

Local Plan Allocations : some of the sites in the District are well known as they
are designated as key or allocated employment sites in the Adopted Local Plan
(2005).

Parish Councils: All Parish Councils were contacted for details of any
commercial or industrial sites, not allocated/protected in the Local Plan which
complied with the size threshold.

Non Domestic Rates Records : The Council’'s Revenue team provided a list of
names and addresses of Limited Companies on their records. This list was
reviewed, looking for groups or clusters of similar addresses, and this was cross
checked with GIS information to identify sites or clusters of commercial
buildings across the District.

Aerial photographs : These were used to identify possible sites which
appeared to have a commercial use.

Assessments of these sources generated a list of 166 sites. A list of sites reviewed
can be found in Appendix 1.

Step 2 - Data Collection

Site Surveys : A visual assessment of each employment site listed in Appendix 1
was carried out (except Land South of Stotfold and Land East of Bedford Road,
Marston Moretaine as they are currently undeveloped) and included the
consideration of factors such as number of units, approximate age and size of
buildings, number of vacant units and adjacent uses. In addition, a more qualitative
assessment was carried out so that the condition of the site could be scored, in
terms of accessibility, visual appearance of both site and buildings,
landscaping/ecology and parking. These factors were rated as either Good,
Average or Poor.

The assessment of Good, Average and Poor was made using the following criteria

set out in Table 9 below. This information was recorded on a site assessment
proforma, which is included in Appendix 2.
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Table 9: Site Evaluation Criteria

GOOD AVERAGE POOR
Tidy, Clean, Well Generally Good | Untidy, Badly
Building Maintained with some let Maintained
Presentation downs

Tidy, Clean, Well Generally Good | Untidy, Badly
Site Maintained, Well with some let Maintained,
Presentation Laid out downs Cluttered

Streets/units well Generally Good | Badly Signposted,

. signed, site easy to | with some let difficult to navigate
Signage .
navigate downs
Well maintained, Generally Good | Poorly maintained,
some green space, | with some let limited landscaping,
Landscaping/ | able to support downs/ unlikely to support
Ecology variety of flora/ concerns variety of flora or
fauna fauna
All vehicles in Generally Good, | Cars/Lorries in
parking bays/ but with some inappropriate
Parking suitable spaces, dis_ruption/ !ocation, Blockages
not blocking road Nuisance in road (along
or sight lines important sight lines)

Road access | E@sy, no problems | Generally ok but | Difficult to
to Site in accessing site could be better access

Desktop Assessment : The desktop assessment recorded information that could
not be collected on site, including information such as the total site area; distances
to the nearest A road and railway station, etc. In addition, the approximate age of
buildings was, where possible, estimated using planning history (post 1974). The
planning history also helped determine whether applications for alternative uses on
employment sites had been made post 1999, since the first Employment Audit. The
desktop assessment form used to record this data is included in Appendix 3.

Occupiers Survey: A questionnaire was delivered by hand to each occupant on
the sites surveyed. The questionnaire asked for the occupant’s views of their site,
how well it fitted their current requirements and what their future aspirations and
needs were. It also asked which factors occupiers considered important on their
site, and more generally for their views upon the availability of sites and premises
in the area. Each questionnaire was delivered with a covering letter to explain the
purpose of the study, and a pre-paid envelope to encourage response. A copy of
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the questionnaire is attached at Appendix 4.

Agents Survey : Separate to the site evaluations, a questionnaire was sent to
local commercial property agents, known to market property in Mid Bedfordshire,
and who contribute to the Council’s Land and Property Register. This questionnaire
was intended to contribute to the overall picture of demand and supply for
commercial property and sites within the District. Agents were asked for their views
on issues such as the strengths and weaknesses of commercial property in the
area, the health of the current market, what commercial property characteristics
their clients generally look for, and whether the demands of their clients were likely
to change in the foreseeable future. A copy of the questionnaire sent to agents can
be found in Appendix 5.

Fitness for Purpose

Although a review of 166 employment sites was undertaken in the District, 50 short
listed sites were chosen to consider their suitability for current and future
employment uses in more detail. These 50 sites were chosen using the following
criteria:

Key Employment sites protected by Local Plan Policy EMP1;

Allocated Employment Sites protected by Local Plan Policy EMP4; or

Additional sites which could be seen as having special significance in the local
economy because of their size, prestige or location.

A full list of the shortlisted 50 sites can be found in Appendix 6.

A traffic light system was adopted to measure fitness for purpose of these 50 sites,
using the evidence the Council collected, in order to generate an overall rating of
fitness for purpose. This focused on six criteria:

a) Occupier Satisfaction — This was generated using the results of a questionnaire,
which had been delivered to all occupants on all sites surveyed.

b) Sustainable Location — Information collected during the desktop surveying.

c) Linked to an A Road or Motorway — Information collected during the site and
desktop surveying.

d) Occupancy Rate — This information was collected during the site surveys.

e) Site Condition — This information was collected during the site surveying.

f) Specialist or Niche Accommodation — An assessment of whether or not a site
offers appropriate accommodation for a specialist or niche market, was not
always included in the overall assessment. Where a site does fill a specialist
purpose, this could be seen as providing evidence towards fitness for purpose.
However, where a site does not fill a specialist need, this did not demonstrate
the reverse.

It was the assessment of these key criteria that helped provide an easy reference
and enable the overall judgement on fitness for purpose of each site.
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Occupier 70% - 100% 50% - 69% 0—49%
Satisfaction
Within Settlement
Within Settlement Envelope of Large
. . Envelope of Village All other
Sustainable Location Selected or Edge locations
Settlements of Selected
Settlement
Condition of Site 70% 50 — 69% 0-49%
Linked to A Less than 0.5 Between 0.5-2 More than 2
Road/Motorway miles miles miles
Occupancy Rate 80% 60 — 79% 0-59%
Specialist/Niche
Market Yes No
FIT FOR PURPOSE? Yes ves. With No
Improvements

N/A Indicates that it has been impossible to make an assessment, such as if no responses
were received to the questionnaire, if the site is still under construction or if the site being
occupied by a single user makes the question on occupancy rates irrelevant.

*  QOccupier Satisfaction - indicates that the response to the questionnaire has come from a

single user site so has been kept confidential.

*  QOccupancy Rate - indicates where there is no answer, as the site is occupied by a single

user.

Green sites are considered fit for purpose, as they scored well on all or most of
the criteria used, and should be safeguarded.
Sites scored as amber are considered as potentially fit for purpose, should
some improvement be made, and therefore should be safeguarded.

Sites scored as red overall are considered unfit for purpose, due to their
characteristics, such as lack of occupation, lack of investment, inappropriate
type of employment use or location. This classification however does not mean
that the site can not continue to operate effectively as an employment site, in

certain cases, with appropriate investment.

Validation of Fitness for Purpose Assessments

In addition to the work undertaken in-house, the Council commissioned SQW
Consulting to undertake a Fitness for Purpose Assessment of sites in the District.
This work allowed for commercial consideration to be given to the Fitness For
Purpose of the sites assessed. This work only considered 40 sites. Ten sites were
discounted as they were considered significant enough to warrant a clear positive
fitness for purpose assessment (see Appendix 6).
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SQW assessed each site examining the fitness for purpose of these sites using a
site survey template assessing sites against 10 criteria. These criteria were drawn
from the ODPM Employment Land Review (Site Appraisal Criteria Annex E)
(ODPM, December 2004)° and the ODPM Sustainability Appraisal Guidance
(Economic Objectives Appendix 9) (ODPM, April 2005)® and adjusted to suit the
local characteristics of Mid Bedfordshire. Each criterion was scored and totalled for
each site, to enable the site to be allocated to a “traffic light” assessment of fithess
for purpose.

Step 3 - Compilation Of Results

The results of the survey work have been entered into a database. This enabled a
detailed picture of each site and its features to be built up and allows for easy
analysis. It also allows for cross referencing of the various strands of data
collection. Following this, the results of the SQW study were combined with the
Council’s own in house assessment and the final fithess for purpose assessments
were drawn up. These are presented in Section 6.

The results of our “Taking Stock” assessment are presented in three parts: firstly
the key findings of the site survey and desktop survey to give a picture of
employment land in the District; this is followed by the assessment of fitness for
purpose, and then the results of the occupant survey to show the attitude and
aspirations amongst users of employment land in the District.

Stage 2 , Creating a Picture of Future Requirements has been undertaken and is
presented in Section 4 of the ELR, and again in the recommendations. This means
only Stage 3, ldentifying a New Portfolio of Sites has not been undertaken in this
ELR. This will be done through the Site Allocations Development Plan Document
and will be informed by some of the findings of this ELR. The amount and type of
sites needed will be informed by the results of this study.

2 Documents published by the former Office of the Deputy Prime Minister (ODPM) can now be found on the website of the
Department of Communities and Local Government (DCLG) (www.communities.gov.uk)

3 As above
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KEY FINDINGS & CONCLUSIONS
Introduction

The results detailed in this Section are those that have been collated from the
site survey work, the desktop analysis and the occupier surveys. These findings
help build a detailed picture of the current provision of employment land and
premises within the District and the attitudes of occupants towards the issue,
their site and future employment land needs. Other sources, such as the CB
Hillier Parker study and others referred to in Chapter 4, have also been used to
provide additional information about likely future demand for types of sites and
premises.

The results are set out in the following parts:

1. The results from data collected during the site surveys;
2. The results of the occupier questionnaires;
3. General qualitative information gathered from other sources.

A total of 166 sites were considered, but only 164 were visited (listed in Appendix
1 and excluding the two sites that are yet to be developed). Not all users
responded to the occupier questionnaires, a response rate of 31% was achieved.
The responses provide a valuable insight into how existing occupiers consider a
range of aspects in relation to their site and employment land provision locally.

Results of Site Surveys
Type of Employment Site

Out of 166 employment sites [all reference to ‘employment sites’ from this point
refers to the 166 sites considered], 94 were industrial estates (occupied by
multiple users), 47 were occupied by single users, 23 were office complexes, 2
sites were undeveloped (Land South of Stotfold and Land East of Bedford Road,
Marston Moretaine) and one site, Cranfield Technology Park, is categorised as a
high tech business park. The undeveloped sites have only been given partial
assessments because no clear site boundary currently exists in the Local Plan,
making a full assessment impossible. However, development on these sites is
framed by information in the Development Brief prepared for each.

There are some sites in the District which, although they form one Key
Employment Site in the Local Plan, can on the ground be considered to be two
distinct sites. This study separates: Portland Industrial Estate and Crossways in
Arlesey; Albone Way and JK Engineering in Biggleswade; and Ampthill
Business Park and Station Road in Ampthill.
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What does this tell us?

Mid Beds is a location which has a wide variety of employment sites, including
some significant bespoke sites for large single users e.g. Ampthill Reddings
Wood (Insys / Lockheed Martin) and Millbrook Proving Ground. This emphasises
the balanced nature of the local economy with no one dominant industry type or
company.

Purpose Built or Converted Buildings

Figure 1 indicates that all Key Employment Sites within Mid Bedfordshire were
originally purpose built for B1-B8 purposes. Key Employment Sites listed as Not
Applicable are those which remained undeveloped at the time of survey. A large
proportion of the remainder of the sites surveyed comprised existing buildings
which had been converted to B1 — B8 business use. Many of these were
formerly in agricultural use.

Figure 1: The type of buildings
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a0 O Key/Allocated

Number of Sites
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Purpose Built Conversion Purpose Built & Conversion N/A

Type of Building

What does this tell us?

Purpose built sites are currently more often protected for employment use than
those originally built for another purpose. In recent years many of the converted
premises have provided a significant contribution to the Mid Bedfordshire
economy. None of these converted sites are specifically protected for
employment use under current Local Plan policies.

35




6.7

6.8

6.9

Employment Land Review

Employment Land Policies

Only 40% of existing B1-B8 employment land (by area) is protected by Local
Plan Policy EMP1 as a Key Employment Sites. This means Mid Bedfordshire
has a large number of employment sites which are not specifically safeguarded
for continued employment use by Policy EMPL1.

What does this tell us?

60% of employment land remains unprotected by Policy EMP1. These sites are
often small and scattered throughout Mid Beds, usually in rural areas and often
converted from a rural use. This is an important issue for the LDF to consider.

Selected Settlements

41% of employment land is located within Selected Settlements (SS). This
means that it is situated in locations which have been identified in the Local Plan
as a key service centre offering a high level of amenities and being well placed to
major road or rail networks.

Settlement Envelopes

The District's Key Employment Sites (those safeguarded by Policy EMP1)
comprise a total of some 268 hectares (ha). Of these, approximately 47ha (17%)
is situated outside Settlement Envelopes (SE), in countryside locations. An
example of a site outside a Settlement Envelope is the Insys/Lockheed Martin
site, north of Ampthill, which accounts for 23.54ha of the Key Employment Land
in the District. Non Key Employment Sites comprise of 410ha, of which
approximately 94% is outside the Settlement Envelope.

What does this tell us?

59% of employment land is situated outside the District's key settlements. 61%
of employment land is situated outside Settlement Envelopes. Although located
outside SS and SE, many of these sites continue to make an important
contribution to local employment and the Mid Bedfordshire economy.

The location of a number of key employment sites outside a Selected Settlement
could be attributed to a number of factors. These sites can be very specifically
located for geographic reasons, such as being near to major transport routes, for
historic reasons, because they are agricultural conversions or brownfield
redevelopment sites. A number of Key Employment Sites, such as Prologis Park
at Brogborough, are located well beyond centres of population.
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Occupiers’ Views on Current Sites

These results are based on the questionnaires received from those occupiers
who responded. Whilst not a comprehensive view of all businesses within the
District, the results provide a valuable perspective of what businesses think of
their current premises. Of the 748 surveys handed out, 229 (31%) were returned.

55% of respondents had 10 employees or fewer. 12% stated that they had more
than 50 employees. This is shown in Table 10 below.

Table 10: Number of Employees

Number of Employees Percentage of Businesses
0-5 31%

6-10 24%

11-20 16%

21-50 14%

51+ 12%

Don’t know 3%

What does this tell us?

Over half the businesses responding employed 10 or fewer people. This could
suggest either that they are small businesses, or the type of work they undertake
needs limited manpower.

Over the coming three years, 60% of respondents expected their business to
grow. Only 4% were expecting their business to reduce in size.

What does this tell us?

The large proportion of businesses who expect to grow suggests that there may
be demand from many existing businesses for new premises and / or an
opportunity to expand in future years. It may also imply that businesses are
operating very successfully within the market in Mid Bedfordshire at the present
time with businesses appearing optimistic and prospects looking good.

Overall Rating

68% of respondents from non Key Employment Sites rated their site as very
good or good, in comparison to 58% of the respondents from Key Employment
Sites. This is shown in Figure 2. Overall 84% of all respondents considered their
premises to be adequate for the immediate future.
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Figure 2: Overall Site Rating of Key Employment Sit  es
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What does this tell us?

The results show positive feeling towards the quality of the employment sites in
the District. Of the key sites, those rated the most negatively, as being poor,
were Eldon Way Biggleswade, Henlow Trading Estate, Station Road Sandy and
Pulloxhill Business Park.

Of the non-Key sites, more than two thirds of users who responded rated the site
positively. For example, Biggleswade Acorn Centre and Ampthill Doolittle Yard
were rated highly.

Occupier Satisfaction

Figures 3 and 4 show the results to how satisfied occupiers were with specific
factors relating to their site. 90% were happy with access to the road network.
Those issues that respondents were least satisfied with were their ability to
recruit staff and the lack of nearby amenities. The results are illustrated below in
two parts, one showing the results of the occupants in Key Employment Sites, as
defined by EMP1, and the other shows the results of occupants on all other sites.
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Figure 3: Occupier satisfaction on Key Employment S
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Figure 4: Occupier satisfaction on Non - Key Employ ment Sites
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What does this tell us?

The results show that, in general, there is a good level of satisfaction from
occupiers, both on Key and non-Key Employment sites. The factor rated most
highly by both sets of occupiers was access to the road network. The factor
rated least highly was the ability to recruit new staff. This could be attributed to
a lack of suitably skilled staff, that staff have a preference to work elsewhere, or
the low levels of unemployment in the District.

Relocation
6.15 61% of businesses responding were not looking to relocate now or in the

foreseeable future. The 39% of respondents who were looking to relocate
suggested varying timescales in which they wished to move.
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Figure 5: Are companies looking to relocate?
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Reasons for wanting to relocate varied. However, the vast majority of
respondents said their move would be the result of their premises being too
small.

What does this tell us?

61% of respondents have no plans to move from their current premises.
However, 38% of respondents stated that they were looking to move in the next
10 years. This was largely because they do not have room to expand their
businesses on their present site. 1% made no response.

The findings show that there is likely to be demand for new premises in the
future from those businesses who have expressed a desire to move.

Affordable rents and a location easily accessible to main transport routes were
the two most important factors for respondents when looking for alternative
premises. Respondents were also looking for locations close to the workforce
and require flexible, modular units that can be altered according to their
requirements. The need to be able to buy land to construct purpose built
premises was considered less important. These results are shown in Figure 6.
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Figure 6: Essential features when looking fornew p  remises
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What does this tell us?

The results show that it is important that employment sites within the District are
located near main transport networks, to allow for easy distribution of goods and

easy access for staff.

Some respondents said that if moving they would look for flexible modular units
to allow them to easily adapt their premises to their business needs, as those

needs changed in the future.

Other key factors in looking for new premises included the desire for units which
offer affordable rents and rent / lease agreements on flexible terms.
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Fitness for Purpose Assessments

6.18 The headline results of this site assessment process was that 38 of the
employment sites have been rated as “green sites”, showing clear fithess for
purpose. Ten of the employment sites are “amber”, as potentially fit for purpose
with some improvement. The remaining two employment sites are allocated
“red”, these are low-ranked employment sites mainly on the edge of or outside
settlements, unsuited to employment use because of their location and/or other
characteristics. The conclusions categorise these sites as:

key employment sites that should continue to be safeguarded,;
employment sites that can be added to the safeguarded sites list;

a mixture of key and non key sites which with investment/redevelopment
can contribute to jobs provision and should therefore be safeguarded; or
sites that do not need safeguarding and are therefore available (where
appropriate) for redevelopment to alternative uses.

For explanation of the criteria used to judge fitness for purpose refer to the
Methodology.
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Ampthill, Business Park

178 200

e "ﬁ
. [/uw Metres & 3 G R g
- S rown Copyright. All rights resenved.
M TRIC \I?E_,IN'{% N 2500 Mid Eed{&dﬂs{wg&[ﬂ]ws;ggﬁ@ouncwl.
Description:

0.93ha site, near A507, offering B2 and B8 uses.

At time of the survey, there was a 75% occupancy rate, suggesting there is
some demand for units here.

The site is generally well maintained, some buildings could benefit from
external refurbishment.

The survey showed an occupier satisfaction score of 70%.

Summary:

Occupier Satisfaction
Sustainable Location

Condition of Site

Linked to A Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
This site should be retained for employment use.
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Ampthill, Doolittle Mill

ﬂ Crown Copyright. All rights reserved.

Mid Bedfordshire District Council.
- 100019740, 20086.

Description:

- New, high quality 1.28ha site offering B1 units, south of Ampthill, adjacent to
the A507.
Located near public transport and a short distance from town centre facilities.
Occupiers raised concern over limited parking provision
The site is in very good condition, though signage could be improved.
When the survey was undertaken there was 93% occupancy suggesting a
good level of demand.
Occupier satisfaction 77%

Summary:

Occupier Satisfaction
Sustainable Location
Condition of Site

Linked to A Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
This site should be protected for employment use.
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ﬂ Crown Copyright. Al
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Mid Bedfordshire District Council.
100019740, 20086.

| rights reserved.

Description:

New, high quality 0.7ha site offering B1 units, south of Ampthill, adjacent

to the A507.

The site is in very similar condition to Doolittle Mill
Occupiers raised concern over limited parking provision
Occupier satisfaction 85%.

Summary:
Occupier Satisfaction

Sustainable Location

Condition of Site

Linked to A Road/
Motorway

Occupancy Rate
Specialist/Niche Market
Fit for Purpose

No

Recommendation:
This site should be protected for employment use.
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Ampthill, Reddings Wood (Insys/Lockheed Martin)

Crown Copyright. All rights reserved.
Mid Bedfordshire District Council.
100019740, 20086.

Description:
- 23.54ha site approximately 1 mile north of Ampthill
Occupied by a long established single user.
Located on the B530 road between Ampthill and Bedford.
The site appears to be in generally good condition
A planning application in 2004 for a mixed use redevelopment of the site was
refused on the grounds that non B1-B8 use would be contrary to Local Plan

policy.

Summary:

* Occupier Satisfaction
Sustainable Location
Condition of Site

Linked to A Road/
Motorway

Occupancy Rate
Specialist/Niche Market
Fit for Purpose

Recommendation:

Although this site does not rate highly in some factors, it offers valuable space for an
employment user. Alternative uses would not be considered appropriate in this
location. This site should be protected for continued employment use and some
investment made on improving the condition of the site.
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Crown Copyright. All rights reserved.
Mid Bedfordshire District Council.
100019740, 20086.

Description:

13.64 ha industrial estate with a mixture of B2 and B8 users including a scrap
yard and open storage, filling a niche in accommodating “bad neighbour” uses
The site includes Doolittle Farm (which was allocated separately in the Local
Plan but, for the purposes for the ELR, is considered as part of this site)

Reasonable distance from Ampthill

Well located for the A507, and approximately two miles from Flitwick railway

station.

At the time of the survey, there was good occupancy rates and the occupier
guestionnaire showed satisfaction score of 71%, however the site is poorly

configured.

There is potential for more jobs to be created at this site.

Summary:

Occupier Satisfaction

Sustainable Location

Condition of Site

Linked to A Road/
Motorway

Occupancy Rate

Specialist / Niche Market

Fit for Purpose

48

Recommendation:

Station Road, Ampthill accommodates
"bad neighbour" uses, however it is
considered that with better
configuration, this site could provide
more jobs than it currently does. The
site should be retained for employment
use, though the Council would
encourage its redevelopment in
order to maximise future employment
on the site.



Employment Land Review

Arlesey, Business Park

@ Crown Copyright. All rights reserved.
- Mid Bedfardshire District Council
DISTRICT COUNCIL N 100019740, 2006
Description:
6.6ha former brickworks, lies to the west of the railway line and is currently in
B8 use.

Though most of the open storage land falls within the Key Employment Site
designation, many of the converted buildings do not.

At the time of the survey, there was only one vacant unit which suggests
there is demand at this location

One response to the occupier questionnaire gave a satisfaction score of 83%.
Access to the site is poor

Some distance from the public transport network with difficult road access
over railway bridge.

Summary:

Occupier Satisfaction
Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
- Specialist/Niche Market
Fit for Purpose

Recommendation:

This site should not need specific protection for employment. With a difficult access,
the site is considered poorly suited to any expansion or redevelopment. Arlesey is
contained to the east of the railway line, and the Council would not encourage further
development across this boundary.
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Employment Land Review

Arlesey, Crossways

hli]
i

Crown Copyright. All rights reserved.
Mid Bedfordshire District Council.
100019740, 20086.

Description:
- 1.85ha site to the south of Arlesey, adjacent to the railway line.
The site forms part of the Portland Industrial Estate Key Employment Site,
however for the purposes of this ELR has been considered separately.
Currently in B8 use.
The buildings are in reasonable condition.
Access to the site requires vehicles to travel through the settlement.
Fully occupied at the time of the survey.
There were no responses to the occupier questionnaire so no conclusions on
satisfaction can be drawn.

Summary: Recommendation:
Although SQW rated this site Green,
the Council consider that the site

N/A | Occupier Satisfaction

Sustainable Location should be rated as Amber. The site
Condition of Site should be continued to be protected
Linked to A-Road/ for employment use, although
Motorway redevelopment would lead to a better

Occupancy Rate configurat.ion of the site, tp a non '88
NoO o : use, provided an alternative location
Specialist/Niche Market could be found for the current users.
Fit for Purpose This would mean haulage/HGV
vehicle movement could be moved to
a location closer the A507, taking
heavy vehicle movements outside the

settlement.
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Employment Land Review

Arlesey, Hitchin Road /Hampden House

Crown Copyright. All rights reserved.
Mid Bedfordshire District Council.
100019740, 20086.

Description:
- 1.5ha site consisting of an office block with industrial units to the rear
Close to a bus stop but not quite as well located for a railway station or the
nearest A Road.
The was a low level of vacancies when the site was visited
Site is in mixed condition though the age and style of the buildings can give a
negative image.
The questionnaire gave an occupier satisfaction score of 63%

Summary:

Occupier Satisfaction
Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
This site should be retained for employment use and redeveloped to improve its
condition.
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Employment Land Review

Arlesey, Old Oak Close

Description:

- 0.75ha Key Employment Site offering B2/B8 units adjacent to Arlesey railway
station.
Well located for the bus network but less close to an A road.
The site is generally in reasonable condition but let down by parking.
Car parking and access onto the site could be improved.
At the time of the survey there was 88% occupancy which suggests that there
is demand for units in this location

The questionnaire gave an occupier satisfaction score of 68%

Summary:
Occupier Satisfaction

Sustainable Location

- Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
The site should be protected for employment use. The site has potential for some
improvement or redevelopment.
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Employment Land Review

Arlesey, Portland Industrial Estate

Description:
- 1.52 ha key employment site, situated in the southern part of Arlesey adjacent

to the railway line, comprising of small and medium sized units.
Site is in mixed condition, with unfinished buildings giving the site a poor
appearance.
Site is poorly located for an A road and the railway station but better for a bus
stop
High vacancy rates makes some other factors such as parking difficult to
assess.
No questionnaire responses were received from occupants.
The agent assessment rated the site as viable for employment purposes with
better marketing and configuration of the site.

Summary: Recommendation:
N/A  Occupier Satisfaction Portland Industrial Estate currently fails
Sustainable Location to meet its potential, as it is rated low

on site condition, occupancy rate and
links to an A Road. However, the site
has the potential to provide valuable

Condition of Site
Linked to A-Road/

Motorway employment opportunities in Arlesey.
Occupancy Rate The Council has been advised by SQW
Specialist/Niche Market in their assessment that redevelopment
Fit for Purpose for employment with more investment

would be viable, so the Council should
work with the site owners to bring this
about. Therefore, the site should
continue to be safeguarded.
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Employment Land Review

Biggleswade, Acorn Centre

Description:
- 0.36ha site houses a building containing a series of small B1 starter units

plus associated car parking.

Well located close to the town centre and public transport network.

Site is well maintained and presented.

76% occupier satisfaction score.

At the time of the survey, there were no vacancies.

Summary:

Occupier Satisfaction
Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
Specialist/Niche Market
Fit for Purpose

Recommendation:
The site should be protected for employment use.
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Employment Land Review

Biggleswade, Albone Way

Description:

- 5.5ha Key Employment Site lies in the south eastern part of Biggleswade, just
off the A600, and opposite Eldon Way.
Although in Biggleswade, offering quick links to the A1(M), access is difficult,
through the town centre or Langford.
The buildings appear to have been built some time ago and do not appear to
have had any significant improvement or modernisation since.
Other aspects could be improved, though signage was good.
At the time of the survey there did not appear to be any vacancies, though this
has changed since.
One response was received to the questionnaire which gave a satisfaction
rating of 69%.
The site was subject of a planning application for a mixed use redevelopment
in 2003 which was refused and later dismissed at Appeal.

Summary: Recommendation:

Occupier Satisfaction The site should be retained for
employment use. It offers
affordable units for small to medium
: employment users in the major
Linked to A-Road/ settlement of Biggleswade. With
Motorway some investment the condition of
Occupancy Rate the site could be improved.

No Specialist/Niche Market

Fit for Purpose

Sustainable Location
Condition of Site
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Employment Land Review

Biggleswade, JK Engineering

Description:
- This site forms a part of the Albone Way Key Employment Site allocation,
though has a separate access.

Users on the site include a garage and an open area used for the storage of
buses.

At the time of the survey there were no vacancies

No responses were received to the questionnaire so some aspects of the site
are difficult to assess.

Summary:
N/A | Occupier Satisfaction

Sustainable Location

Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
The site should be retained for employment use.
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Employment Land Review

Biggleswade, Baystrait House

Description:
- Office complex housed on a small 0.12ha site adjacent to Biggleswade
railway station.

The only purpose built office complex in the town, as the majority of other
offices are above shops.

At the time of the survey there did not appear to be any vacancies suggesting
good demand for offices in the town centre.

71% occupier satisfaction score.

Summary:

Occupier Satisfaction
Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
The site should be retained for employment use.
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Employment Land Review

Biggleswade, Eldon Way

Description:

- 2.68ha Key Employment Site, occupied by B2/B8 units
Situated on the edge of Biggleswade, just off the A600 and within walking
distance of the railway station.
Although in Biggleswade, offering quick links to the A1(M), access is difficult,
through the town centre or Langford.
The buildings on the site appear to have been built some time ago and do not
appear to have had any significant improvement or modernisation since.
At the time of the survey, there was only 64% occupancy
The occupier survey gave a satisfaction score of 59%.

Summary:

Occupier Satisfaction
Sustainable Location
Condition of Site
Linked to A-Road/
Motorway

Occupancy Rate

No Specialist/Niche Market

Fit for Purpose

Recommendation:

The site should be retained for employment use. It offers affordable units for medium
sized employment users in the major settlement of Biggleswade. With some
investment the condition of the site could be improved. Splitting units to offer
accommodation to smaller businesses might help attract occupiers.
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Employment Land Review

Biggleswade, Holme Mills

Description:

- 2.8ha site which forms the headquarters for the company Jordan’s Cereals.
Located just off the A600 a short distance outside Biggleswade, however
access to the major roads such as the Al is constrained.

Site is in very good condition with excellent parking and landscaping and an
attractive mix of buildings.

The site contains a mixture of unit sizes and types including a small retail
outlet.

Summary:

*

Occupier Satisfaction
Sustainable Location

Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No | Specialist/Niche Market
Fit for Purpose

Recommendation:

As the site is located away from the nearest settlements of Biggleswade and Broom,
it lends itself better to the current employment use, than it does to any future
development for an alternative use. However, it is not considered that the site needs
specific safeguarding.
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Employment Land Review

Biggleswade, London Road Trading Estate

Description:

- Though this 2.41 ha site is allocated for retail warehouse use in the Local
Plan, a substantial part is in B1-B8 use.
The site is located on the southern edge of Biggleswade, adjacent to both the
Al and Stratton Business Park, and located close to a bus stop.
The B1-B8 element of the site was generally in poor condition and had only a
63% occupancy rate.
No responses were received to the questionnaire.

Summary:

N/A  Occupier Satisfaction
Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No = Specialist/Niche Market
Fit for Purpose

Recommendation:

Although this site is in a prime location close to the A1(M), making future
employment redevelopment viable, recent permission, subject to Section 106
agreement, is being granted to an outline permission for retail purposes. This
complies with the Local Plan designation as a Town Centre and Shopping
Development allocation. Therefore the site will not be safeguarded for employment
purposes.
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Employment Land Review

Biggleswade, Stratton Park

Description:

- One of the largest Key Employment Sites in the District, comprising a variety
of B1-B8 uses across 34.96ha.
Located in the south of Biggleswade, immediately adjacent to the Al.
A variety of building types and ages on the site, which are generally in good
condition.
Demand appears to be generally good, despite some vacant units and two
small undeveloped plots at the time of the survey.
The occupier questionnaire gave a satisfaction score of 70%, though site
security appeared to be a concern.

Summary:

Occupier Satisfaction
Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
The site should be retained for employment use.
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Employment Land Review

Biggleswade, Stratton Park Phase IV

Description:
- The latest phase of Stratton Park where development has only recently begun
on the 20.2ha site.

Located in the south of Biggleswade, immediately adjacent to the Al.
Because it is currently being developed, it could not be properly assessed.

The development will form an important extension to a significant employment
area in Biggleswade.

Summary:

N/A | Occupier Satisfaction
Sustainable Location
N/A | Condition of Site

Linked to A-Road/
Motorway

N/A  Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
The site should be retained for employment use by combining it with the rest of
Stratton Park.
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Employment Land Review

Brogborough, Prologis Park

Description:

- 34.71ha site lying on the edge of a small village, very close to Junction 13 of
the M1.
The site consists of a number of very large, purpose built warehouse /
distribution units including Aid Pack and Amazon.
The site is excellently located for the road network and is also close to
Ridgmont station.
The buildings and site are in good condition.
When the site was visited there were no vacant units though there is still one
plot to be developed.

Summary:

Occupier Satisfaction
- Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
Specialist/Niche Market
Fit for Purpose

Recommendation:
This site should be safeguarded for employment use.
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Employment Land Review

Chicksands, Parripak site

Description:

- Single occupancy 4.04ha site lying just off the A600 and adjacent to Rowney
Warren Wood.
Well located for a main road but is not particularly accessible to any
settlement or the public transport network.
The buildings and site are well maintained and in good condition.
The site is accessed by agricultural vehicles who bring produce to be
processed and packed.

Summary: .
* 0 ior Satisfact Recommendati on:
Ccupier Satisfaction Although SQW considered the site
- Sustainable Location unsustainable and therefore unfit for
Condition of Site purpose, the Council consider that
Linked to A-Road/ the setting of Parripak is well located
M for its users. Local farms have their
otorway o
N/A  Occupancy Rate goods processed and distributed
pancy * here.  Parripak also grow and
Specialist/Niche Market process their own produce. The site
Fit for Purpose also relates well to the users of

Warren Court, which offer agricultural
related industries. As a result the
Council consider the site to be fit for
purpose, and therefore should be
safeguarded.
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Employment Land Review

Chicksands, Warren Court

Description:
- 0.72ha site facing the Parripak site.

Series of former agricultural buildings based around a courtyard, plus an area
for the storage and sale of agricultural machinery.
Well located for a main road but not particularly close to any settlement or the
public transport network.
Site and buildings are well maintained and attractive and there appeared to be
a good level of car parking.
89% satisfaction rating of occupiers of the courtyard buildings.
The site was fully occupied at the time of the survey, suggesting good
demand for high quality units in this location.

Summary:

Occupier Satisfaction
Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
A valuable site offering accommodation for B1 uses, offering some agricultural
related industry, which should be safeguarded.
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Employment Land Review

Clifton, Wren Park

Description:

0.66 ha site located south of Shefford on the A507 and consisting of a series
of eight modern B2 units.

Attractive site which appears well maintained.

Well located for the road network but poorly located for the public transport
network.

When the site was visited there was 88% occupancy suggesting demand for
these units

There was a 72% occupier satisfaction score

Summary:

Occupier Satisfaction

Sustainable Location

Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate

No

Specialist/Niche Market

Fit for Purpose

Recommendation:
Due to the good quality of the buildings, site presentation and road access, this site
should be considered as a new Key Employment Site.
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Employment Land Review

Cranfield, Technology Park

Description:

- 43.56ha site, one of largest Key Employment Sites however, not all of the site
is covered by the designation.
The site occupies unique users; research or science based, linked to the
University.
Combination of multi occupier buildings such as the Innovation Centre and
bespoke developments such as Trafficmaster and Nissan
The site is in excellent condition, buildings of high design quality.
Located outside a settlement, over 2 miles to the M1, however accessible to
Cranfield by bus.
All units were occupied at the time of survey suggesting good demand for
high quality units of this type
71% occupier satisfaction score
There is additional allocated land on the site for development.

Summary: _ Recommendation:

_Occupier Satisfaction The site should continue to be

| Sustainable Location protected for employment

~ Condition of Site purposes. The Key Employment
Linked to A-Road/ Site boundary should be expanded
Motorway to include the south west section of
Occupancy Rate the site which is currently occupied
Specialist/Niche Market by Nissan (as shown above).
Fit for Purpose

67



Employment Land Review

Flitwick, Maulden Road Industrial Estate

Description:
- 12.61ha Key Employment Site in north eastern edge of Flitwick
A significant industrial area within the town.
The site consists of Enterprise Way, Commerce Way and Lyall Court.
Reasonably well located in terms of accessibility to different transport
networks.

At the time of the survey there was 96% occupancy suggesting good demand
for units in the town.

73.1% occupier satisfaction score.

Enterprise Way had an overall satisfaction score of 66.7% based on the
responses of three occupiers.

Summary:

Occupier Satisfaction
Sustainable Location

Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
The site should be retained for employment use.
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Employment Land Review

Flitwick, Rufus Centre

Description:

- 1.0ha site which provides offices along with the headquarters of Flitwick Town
Council
At the time of the visit, the offices had no vacancies.
Many of the users housed within the Centre are engaged in non B1-B8
activities such as a podiatry clinic and a nursery.
Site is in excellent condition.
The site is located on the edge of Flitwick so some distance from either a
railway station or bus stop.
The occupier questionnaire gave an overall satisfaction score of 76%.

Summary:

Occupier Satisfaction
Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
Yes Specialist/Niche Market
Fit for Purpose

Recommendation:

This is a valuable employment site which should be protected. Consideration could
be given to flexibility of uses at this site, to allow appropriate non B1-B8 uses to
operate here, due to the size of Flitwick and the limited opportunities in the Town
Centre.
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Employment Land Review

Henlow Camp, Henlow Trading Estate

Description:

Located off of Hitchin Road, close to the junction of the A600 / A6001.
Categorised as a Key Employment Site.

Well located in relation to bus routes but is some distance from the nearest
railway station.

Appears to be in generally poor condition.

The site appears to be used for off site storage by some occupants.

No significant regeneration or redevelopment has taken place since the site
was development.

It had a relatively low occupier satisfaction score of 53%, though when the site
was visited all units appeared to be occupied.

Summary:

Occupier Satisfaction

- Condition of Site

Sustainable Location

Linked to A-Road/
Motorway

Occupancy Rate

No

Specialist/Niche Market

Fit for Purpose

Recommendation:
The site should be protected for employment use with some tidying up being
undertaken to improve the condition of the site.
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Employment Land Review

Husborne Crawley, Crawley Crossing

Description:
Distribution site lying just to the south of Junction 13 of the M1.
Excellent access to strategic network, around half a mile from the village of
Husborne Crawley.
Includes small / medium sized B2/B8 units as well as lorry park facilities.
Site and buildings are in good condition, especially the recently constructed
units which were being marketed at the time of the survey.
75% occupier satisfaction score based on one response.

Summary:

Occupier Satisfaction
- Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

- Occupancy Rate

No  Specialist/Niche Market
Fit for Purpose

Recommendation:
Due to the quality of the buildings, site presentation and road access, this site should
be considered as a new Key Employment Site.
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Employment Land Review

Marston Moretaine, Land East of Bedford Road

Description:
3ha site* safeguarded for employment use, linked to housing development.
Site is yet to be developed.

Summary:
N/A . Occupier Satisfaction
Sustainable Location

N/A  Condition of Site

Linked to A-Road/
Motorway

N/A ' Occupancy Rate
N/A  Specialist/Niche Market
Fit for Purpose

Recommendation:

As the site is yet to be developed, a full verdict on Fitness for Purpose can not be
given. However, this site should continue to be protected for employment use, as set
out in the Planning and Development Brief.

* Site lies within a 26.7 hectare housing allocation site shown on the map
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Employment Land Review

Maulden, 29 Clophill Road

Description:
- 0.81ha Key Employment Site, located in the village of Maulden.
Consists of five units, though fifteen new units are due to be constructed on
land allocated for employment development.
The site is located on the edge of Maulden, although it is not easily accessed
by an A road or railway station.
69% occupier satisfaction score based on one response.
At the time of the survey there were no vacancies on the existing buildings
The site is in good condition and is well maintained

Summary:

Occupier Satisfaction
Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No = Specialist/Niche Market
Fit for Purpose

Recommendation:
The site should be protected for employment use.
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Employment Land Review

Maulden, Blackmoor Farm

Description:
1.89ha site around 0.75 miles south of Maulden, close to the A507.
Contains a number of medium sized units with mixed use, including a retail
outlet.
Well located for the road network, though very poorly for either a bus stop or a
railway station.
The site is generally in excellent condition and at the time of the survey there
were no vacancies.
75% occupier satisfaction score

Summary:

Occupier Satisfaction
Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
This site should be protected for employment use.
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Employment Land Review

Maulden, Russell Farm

Description:

- 1.16ha site is located on New Road in Maulden, south of the main settlement
and close to the A507.
The site has several units of various sizes.
Well located for the road network, though very poorly for public transport.
Site is in reasonable condition, though the buildings could benefit from some
external refurbishment.
When the survey was carried out there was an occupancy rate of 75%.

Summary:
Occupier Satisfaction

- Sustainable Location

Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
This site should be protected for employment use.
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Employment Land Review

Meppershall, ACO Polymer Site

Description:
- 3.57ha Key Employment Site located in the countryside on the A600 and
close to the A507.

Site consists of four units occupied by two companies.
The site and buildings are attractive and well maintained

The occupier survey only showed a satisfaction score of 58%, with site
security and level of car parking being the major concerns.

Summary:

Occupier Satisfaction
Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
This site should be retained for employment use.
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Employment Land Review

Millbrook, Proving Ground

Description:
- Millbrook Proving Ground, a motor vehicle testing site covering 232ha
Though relatively close to the A507, access onto the site itself is fairly poor,
and requires vehicles to travel through Millbrook village.

Single ownership, mainly single user, though small parts are let to
complementary users.

There are a mixture of units sizes and the site has a substantial amount of
roadway, track etc. for vehicle testing.

Based on three responses, there was an occupier satisfaction score of 69%.

Summary:
Occupier Satisfaction

Sustainable Location

Condition of Site

Linked to A-Road/
Motorway

N/A  Occupancy Rate
Specialist/Niche Market
Fit for Purpose

Recommendation:

The site offers a large amount of valuable and unique space for a niche employment
user. The site’s unique nature needs to be recognised, so should be protected for
research and development, or automotive related purposes.
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Employment Land Review

Moggerhanger, Abbey Corrugated site

Description:
5.06ha site situated south of Blunham at the end of The Ridgeway.
Occupied by single user.

Poorly located in terms of access to public transport, though access to the
road network is better.

Site is within the floodplain and is bounded along its eastern side by a county
wildlife site, so there is little scope for expansion.
No response was received to the questionnaire.

Summary:

* Occupier Satisfaction
- Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

N/A | Occupancy Rate
Specialist/Niche Market
Fit for Purpose

Recommendation:

As the site is located away from the nearest settlements of Moggerhanger and
Blunham, the site lends itself better to the current employment use, instead of
residential development. Therefore the site should be safeguarded.
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Employment Land Review

Potton, Shannon Place

Description

1.4ha Key Employment Site which is the only significant B1-B8 employment
site in Potton.

Site consists of one main user located in large units and several smaller
business across the road.

Site is not well located in relation to main roads and public transport.

76% occupier satisfaction score

There were no vacancies when the site was visited suggesting a good level of
demand.

Summary

Occupier Satisfaction

Sustainable Location

Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
The site should be retained for employment use.
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Employment Land Review

Pulloxhill, Pulloxhill Business Park

Description:
- 3.8ha site consisting of warehouse / production units including a number of
newly built units.
Site can be difficult to access as it lies some distance from the closest A road.
At the time the site was visited there were four vacant units, though this
included three newly constructed ones.
The site had an overall occupier satisfaction score of 56%.

Summary:

Occupier Satisfaction
Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:

Although SQW consider this site unfit for purpose, the Council consider the site
offers important local employment in easy access of Flitton, Pulloxhill, Greenfield and
Flitwick. The site should be protected for employment use. However, it is considered
that B1 employment would be better suited to such a location, and as such any
future B8 development should be avoided in this location.
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Employment Land Review

Ridgmont, ARC Progress (Beckerings Park)

Description:

0.47ha site located just south of the A507, close to the M1 and over one mile
from Ridgmont village.

Consists of a series of single storey agricultural buildings of various sizes
converted to eight B1 office units.

Site is in good condition, having been converted in 2002.

Easily accessible by road, but not well served by public transport.
At the time of the survey there were no vacancies on site.

66% occupier satisfaction score based on three responses.

Summary:
Occupier Satisfaction

- Sustainable Location

Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No = Specialist/Niche Market
Fit for Purpose

Recommendation:
This site should be protected for employment use.
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Employment Land Review

Sandy, Land West of Girtford Bridge

Description:
- 16.51 Key Employment Site located immediately west of the Al at Sandy.

The site is not fully developed. Much of the north of the site is used for car
storage, and to the south, there are a number of empty or derelict units, with
an undeveloped area largely to the West of these buildings.
The site has good access to the Al though is less accessible from Sandy’s
railway station.
The general appearance of the site is poor, seemingly dominated by the silo
and a large empty unit, though the car storage area is hidden by fencing.
Parking appears to be good though landscaping and signage are of mixed
quality.
This site has been the victim of past piecemeal development which has led to
its current poor configuration and poor quality access to some parts

Summary: Recommendation:
N/A ' Occupier Satisfaction This site should be retained as a Key
Sustainable Location Employment Site. The Council should
- Condition of Site consider undertaking a comprehensive
Linked to A-Road/ development brief for the site if a suitable
Motorway opportunity were to arise. The current
Occupancy Rate Key Employment site boundary excludes
No | Specialist/Niche Market two areas of employment land, along the
Fit for Purpose Al Dboundary, redevelopment could

consider the inclusion of these areas.

82



Employment Land Review

Sandy, Middlefield Industrial Estate

Description:
27.65ha site situated to the north-east part of Sandy and providing a
significant amount of employment for the town.
Site is a short distance both from the town centre and the Al.
The site is being extended to the north.
The condition of the buildings and the site varies enormously across the
estate and offers a wide variety of unit type and size.
In some parts of the estate the provision of car parking is good, but in others,
on street parking causes difficulties.
The results of the occupiers survey varies across the site. The area with the
greatest satisfaction was Tyne Road with 79% and that with the lowest rate
was Gosforth Close with 57%. The combined average was 70%

Summary:

Occupier Satisfaction
Sustainable Location
Condition of Site
Linked to A-Road/
Motorway

Occupancy Rate

No @ Specialist/Niche Market
Fit for Purpose

Recommendation:
The site should continue to be protected for employment use.
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Sandy, Station Road

Description:
- 3.08ha Key Employment Site to the South of Sandy Station
Site has several industrial buildings of various sizes.
Generally unused or derelict in appearance, though some buildings are still
occupied.
Station Road, which cuts through the site, links directly with the Al.
The site is well served by public transport.
53% occupier satisfaction score.

Summary:
Occupier Satisfaction

Sustainable Location

- Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
Specialist/Niche Market
Fit for Purpose

Recommendation:

The Council should consider working with the landowners to bring about mixed use
development in order to facilitate the redevelopment of the employment units. Any
employment provision made should be safeguarded.
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, Land North of Sunderland Road

Description:

5.70ha allocated site lies to the north of the existing industrial area at
Sunderland Road and forms an important extension to the Middlefield
development.

Only partly developed, some plots are currently being marketed.

The site is adjacent to the railway line but over a mile from the station. It is
served by a bus stop and reasonably accessible from the road network.

As those buildings which have been constructed are relatively new, they are
in good condition.

As three plots have been developed and occupied it suggests that there is
demand in this location.

The site is still being developed so a judgement cannot be made about the
site appearance yet.

Summary:

Occupier Satisfaction

Sustainable Location

N/A

Condition of Site

Linked to A-Road/
Motorway

N/A

Occupancy Rate

No

Specialist/Niche Market

Fit for Purpose

Recommendation:
The site should be retained as a Key Employment Site.
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Shefford, Industrial Park, Old Bridge Way

Description:

3.15ha Key Employment Site located close to the centre of Shefford and the
largest employment area in the town.

Site contains industrial units of various sizes including many small / medium
sized ones.

It is close to the nearest A road and bus stops in the town centre, but the closest
railway station is around 3 - 4 miles away.

The buildings and site overall are in reasonable condition though let down in
some respects. It has very good signage, but parking on the site is generally poor
and can cause obstruction.

The occupier questionnaire showed a satisfaction level of 69%.

When the site was visited there were seven of sixty units vacant (88%
occupancy) suggesting a reasonably good level of demand.

Summary:

Occupier Satisfaction

- Condition of Site

Sustainable Location

Linked to A-Road/
Motorway

Occupancy Rate

No

Specialist/Niche Market

Fit for Purpose

Recommendation:
The site should be continue to be protected for employment use.
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Stondon, Peckworth Industrial Estate

Description:
- 0.55ha Key Employment Site located in the settlement of Henlow Camp, close to

the junction of the A600 and A6001.

Employment Land Review

Excellently located for the road and bus network, but less so for the railway
station.

Site has eleven light industrial units of various sizes.

At the time of the survey 6 out of 11 units were vacant, suggesting low demand

for these types of units in this location.

The vacancy rates made some elements of the site, such as car parking, difficult
to assess.

Summatry:

N/A

Occupier Satisfaction

Sustainable Location

Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate

Specialist/Niche Market

Fit for Purpose

Recommendation:

This site should be released from Key Employment Site status.
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Stotfold, ARC Progress (Bury Farm)

Description:
0.36ha site in the south east of Stotfold
A series of former agricultural buildings around a courtyard, recently
converted to B1 office use.
Site is in excellent condition and is very well maintained.
Site is reasonably located for the A507 and the closest bus stop, though the
nearest railway station is at Arlesey.
88% occupier satisfaction score
A the time of the survey there was one vacancy, suggesting a good level of
demand for these high quality units in this location.

Summary:

Occupier Satisfaction
Sustainable Location

Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
The site should be protected for employment use.
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Stotfold, Fen End

Description:

- 1.73ha Key Employment Site located in the north of Stotfold, close to the
Taylors Road industrial site.
Access to A507 involves travelling through Stotfold.
The nearest railway station is at Arlesey, some distance away.
The site is in mixed condition and has three new light industrial units
alongside much older units.
Some aspects such as signage and car parking could be improved.
At the time of the survey there was only one vacancy.

Summary:
Occupier Satisfaction

Sustainable Location

Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate
No  Specialist/Niche Market
Fit for Purpose

Recommendation:
The site should be retained and protected for employment purposes, though
encouragement should be given to modernise the older parts of the site.
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Stotfold, Land South of Stotfold

Description:
2.27ha site* safeguarded for employment use, linked to housing development.
Site is currently undeveloped.

Summary:
N/A . Occupier Satisfaction
Sustainable Location

N/A  Condition of Site

Linked to A-Road/
Motorway

N/A ' Occupancy Rate
N/A  Specialist/Niche Market
Fit for Purpose

Recommendation:

As the site is yet to be developed, a full assessment of Fitness for Purpose can not
be given. However, it should continue to be protected for employment use as stated
in the Planning and Development Brief.

* Site lies within the housing allocation site shown on the map
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Stotfold, Taylors Road / Motorola site

Description:

This 4.34ha Key Employment Site is located in the north east part of Stotfold,
close to the Fen End industrial site.

The site comprises two areas, one of which is a series of three buildings
occupied by one company, and the second is a larger area formerly occupied
by Motorola, and currently let to three different companies.

Access to the A507 involves travelling through Stotfold and the nearest
railway station is at Arlesey.

The site is in an average condition.

At the time of the survey, only the office element of the site was vacant

92% occupier satisfaction score based on results of one occupier.

A planning application for a mixed use development was submitted in 2005
which was refused on the basis that the site is protected in the ALP for B1-B8

development only.

Summary:

Occupier Satisfaction

Sustainable Location

Condition of Site

Linked to A-Road/
Motorway

Occupancy Rate

No

Specialist/Niche Market

Fit for Purpose

Recommendation:

This site is regarded by SQW as unfit for purpose. There
are issues with access to the site at the junction of
Taylors Road and Astwick Road, and difficulties in leasing
some of the existing office space, indicating that
employment redevelopment/ refurbishment does need to
be considered, hence the Council rates the site Amber.
The ability to relocate existing users which generate HGV
traffic in particular would be advantageous. Commercial
viability should help to determine how much of the site
should be retained for employment use. The site remains
the largest and most established employment location in
Stotfold and if partial redevelopment is to be considered,
it should only be in the context that alternative
employment provision is brought forward in Stotfold which
allows existing local users to relocate first.
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Tempsford, Tempsford Hall

Description:

- This 3.02ha site consists of a former country house plus substantial grounds,
used as the head office for the Civil Engineering and Construction firm Kier
Group plc.

The site has excellent access to the Al.

The closest railway station is Sandy and the site does not appear to be well
served by bus stops.

The site as a whole appeared to be well maintained.

Given the size of the site, there is potential to expand operations, but these
would need to be in keeping with the existing development.

No questionnaire response was received so no assessment of satisfaction
can be made.

Summary:

N/A | Occupier Satisfaction
Sustainable Location
Condition of Site

Linked to A-Road/
Motorway

N/A  Occupancy Rate
No = Specialist/Niche Market
Fit for Purpose

Recommendation:
This site should be protected for employment use.
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Tempsford, Zwetsloots site

Description:

This 9.24ha site comprises 12 large units used for the storage and distribution
of flowers occupied by a single user.

It is located adjacent to the Al from which it has excellent access though is a
considerable distance from either a bus stop or railway station.

The site is in excellent condition and the buildings appear to be well
maintained.

No guestionnaire response was received.

Summary:
N/A . Occupier Satisfaction
- Sustainable Location

Condition of Site

Linked to A-Road/
Motorway

N/A  Occupancy Rate
Specialist/Niche Market
Fit for Purpose

Recommendation:
The site does not need to be protected as a Key Employment Site, though given its
location it is unsuitable for anything other than agriculture or a B8 use.
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Qualitative Factors in Demand

This section of the Report looks in more detail at what businesses want from
sites or premises, and includes factors such as size, location etc. In this report,
information on these factors is taken from a variety of other sources as well as
the Occupier Surveys. These sources are:

)

ii)

V)

v)

Mid Beds Land and Property Register: This is a register of vacant sites and
premises in the District being marketed by agents. It is available on-line
and updated regularly. An analysis was carried out covering the period
from February 2003 to May 2005;

Occupiers Survey: Information from this survey also provided information
about future business requirements;

Survey of Property Agents: Also detailed in the methodology, this survey
asked for information about demand in the area and general business
requirements. This also incorporates the work undertaken by SQW who
undertook a local property market review as part of their Employment Sites
Study (August 2007).

The results from the “Plan This Place” workshops for the Core Strategy
held between September and November 2005; and

The CB Hillier Parker study (2003) and GHK study (2005)

Issues identified from these sources fell into five main areas, namely:

Locational Demand

Size Based Demand

Freehold / Leasehold Demand
Cost Based Demand

The Planning System

aokrwnhE

Locational Demand

Location is often the key factor for a business. The sources highlighted in
Paragraph 6.19 indicated the following:
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Source

Evidence

Land and
Property
Register

The register only records the settlement a
property sits within, not the property’s relation to
a town centre or the transport network, so no
conclusions can be drawn.

Employers’
Survey

When businesses were asked which factors
were essential when investigating new
premises, one of the key issues raised was
“Location Accessible to Main Transport Routes”
(105 responses).

62 respondents said “Location Close to Source
of Employees” was essential.

This suggests that businesses value a location
close to a transport interchange more than they
value a location close to centres of population.

Property
Agents’ Survey

Good quality transport links and accessibility
were factors highlighted as some of the main
things which made employment sites attractive
to business. Some of the responses said that
Mid Bedfordshire is lacking properties in such
locations.

SQW found that there is demand for industrial
land and floorspace in Ampthill and Flitwick.
Demand for large scale warehousing and
distribution is also strong near the M1.

SQW reported demand for industrial units up to
10,000 sqg ft and large distribution units at
locations close to the A1. They also report that
a quality business park on the Al would be
successful.

Plan This Comments received from participants in these
Place workshops suggested that existing employment
Workshops areas should be expanded where possible,
rather than finding new sites.
Another comment was that employment should
be in town centres and / or close to public
transport routes.
CB Hillier This report noted a strong correlation between
Parker key transport nodes and corridors and

successful commercial development.

The report recommended that the Council
strongly resist the loss of employment land,
particularly along the key transport corridors of
the M1 and Al.

95



6.21

Employment Land Review

What does this tell us?

In terms of location, there is a prevailing requirement for commercial properties
and sites which are well linked to the transport network. For many businesses,
this factor seems to be more important than being close to a town centre or
centre of population. In terms of location, the A1 and M1 strategic corridors
remain to be the most sought locations for employment development.

B. Size Based Demand

The sources also provided information on what size of premises are most
in demand from local businesses. Generally, the information provided
showed that there was greatest demand for smaller units and that some of
this demand was currently unfulfilled.

Source

Evidence

Land and Property
Register

Offices
The average length of time offices spent on
Council’'s commercial property register was
32.58 weeks.
32 of the 46 properties (68%) that spent less
than average time on the Register, were 100
sq m or below.
Of the 37 properties that spent more than
average time on the Register, 23 (62%)
were 101 sq m or greater.
Of those 18 offices which were on the
register for 10 weeks or less, 14 were 100
sq m or below, and most of these were
recently constructed or converted units.

Industrial Properties
The average length of time industrial
properties spent on the register was 26.68
weeks. 45 of the 52 properties (87%)
recorded as having spent less than average
time on the register were 1000 sq m or
below.
Of the 15 industrial properties which
appeared on the register for 10 weeks or
less, 12 were 1000 sq m or below, and 7
were 235 sgq m or below.
These figures show that, in general, smaller
units would seem to be more attractive to
the market than larger units.
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Occupiers’ Survey | - A lack of small units, particularly affordable
ones, was the most common comment
made in the occupiers’ survey.

The only respondents to quote a specific
size requirement where there was a
shortage, quoted an office unit size of 300 —
1000 sq ft (28 — 93 sq m) and an industrial /
warehouse unit size of 2500 sq ft (232 sq

m).
Property Agents’ - Property agents considered there was a lack
Survey of properties for small to medium industrial

occupiers and the general preference for
small sites was mentioned several times.
However, some responses also said that
there was a lack of larger units or sites.
SQW reported demand for industrial units up
to 10,000 sq ft and large distribution units at
locations close to the Al.

A general lack of stock or sites was
mentioned several times when agents were
asked about which factors deterred
businesses  from locating in  Mid

Bedfordshire.
Plan This Place - Several points made related to helping small
Workshops businesses and these included a need for

good quality offices and small, adaptable
industrial units.

Another point made was that Section 106
funds could be used to build incubator units
for small businesses close to new housing.

CB Hillier Parker/ |- The CB Hillier Parker report concluded that
GHK Consultants demand was concentrated on the smaller
unit size for offices (0-185 sq m). Demand
was mixed for industrial users, though
demand for units of 0-855 sq m is good.

The GHK report noted particular local
demand for office space from 139-232 sq m
(1500-2500 sq ft) and for industrial space of
around 465 sg m (5000 sq ft) in the Bedford
area. This is broadly consistent with CB
Hillier Parker’s earlier conclusions.

The studies demonstrate that the
development of industrial and office stock
should be geared to meet these property
size requirements, although the market may
be less inclined to provide smaller units.
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What does this tell us?

Generally, there seems to be greater demand for smaller units than for
larger ones. The shortage of small units, as reported by local property
agents, could suggest that Mid Bedfordshire is failing to attract businesses
who require small units. This would suggest that on any new or
redeveloped sites, smaller units are more likely to be in demand.

Demand for Freehold or Leasehold Properties

One possible area of weakness in the local commercial property market
picked up in the agents’ questionnaire was the lack of suitable properties to
buy. An analysis of the Mid Beds Land and Property Register in January
2006 showed that of the 455 properties or areas of land listed since July
2003, 365 (80%) were leasehold and 50 (11%) were freehold, with the
remaining 40 (9%) listed as either To Let or For Sale. This was also
highlighted by responses in the property agents’ survey, and by the results
of the employers survey. SQW reported demand generally existing for
freehold space, as opposed to leasehold in their review of the Property
Market.

Cost Based Demand

A second factor which was shown up primarily in the occupiers’ survey was
the perception that expected rents were unduly high in the area.
“Affordable Rent” was listed as the most common factor businesses were
looking for locally. A lack of affordability, both for property, but also for
business rates was mentioned several times by occupiers.

Though rental prices in Bedfordshire and Luton are referred to in the CB
Hillier Parker report there is no comment as to whether they are
comparable with neighbouring areas. Local Business Rates are derived
from Rateable Value which is based on an assumed rental value. Drawing
firm conclusions is therefore difficult.

The Planning System

Another factor highlighted by the property agents’ survey, the occupiers’
survey and the Plan This Place Workshops was the responsiveness of the
planning system towards business. Two responses in the agents’ survey
indicated that businesses perceived that the planning system needed to be
much more positive in planning for business needs. Comments made in the
Occupiers Survey also specifically mentioned restrictive planning
processes, with a third mentioning Government interference in business in
general.
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What does this tell us?

The Council has an opportunity through the LDF to try to redress any
negative image and this should be considered when determining policies,
with steps taken to ensure that the planning system locally is perceived as
being positive towards business.

Conclusions of Key Findings

The following conclusions can be drawn from the main findings of the qualitative
and quantitative research undertaken in the Review. These help inform the
recommendations for LDF policy creation:

Type and Size

Key Finding 1 - The District contains an encouraging variety of employment
sites in terms of type and size, and houses a similarly wide variety of business
occupiers, a significant number of whom are small firms. There are a small
number of significant bespoke or single user sites. While there are a number of
large and prestigious sites such as Stratton Business Park and Cranfield
Technology Park, most settlements have some form of employment site. These
are often relatively small and are not always in particularly prominent locations,
which may suggest that they primarily serve local demand.

Key Finding 2 - 39% of the employment sites surveyed have been converted
from a non B1-B8 use, often agricultural, which shows that rural diversification
has made a significant contribution to the local economy. None of these sites are
currently designated as Key Employment Sites under Policy EMP1 of the Local
Plan.

Key Finding 3 - 60% of employment land (by area) in the District is not
currently protected by Policy EMP1 of the Adopted Local Plan. Of the 40% sites
that are protected under this policy, the majority are larger, purpose built sites.
Not all these sites are located in or near to Selected Settlements. 59% of all the
employment land surveyed (key and non key employment sites) is located
outside Selected Settlements and 61% is located outside of the Settlement
Envelope. Many sites are worth safeguarding as they are rated as fit for
purpose. Some sites recommended for safeguarding fall outside Settlement
Envelopes, located in countryside locations. This acknowledges the dispersed
nature of employment in the District and the contribution rural diversification
makes. A number of sites in the District can offer better employment
opportunities with investment/redevelopment.

Key Finding 4 — 55% of respondents to the occupier survey had ten employees
or fewer, which shows the importance of small firms to the local economy. In
addition, the surveying suggested that there is greater demand for smaller units
in the District. A lack of availability of smaller units was a specific concern of
several respondents in both the occupiers survey and the agents survey. An
analysis of the Land and Property Register from February 2003 — May 2005
shows smaller units tend to stay on the market for a shorter time.
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Transport Links

Key Finding 5 - Businesses who responded to the occupiers’ survey were
generally satisfied with the accessibility to the transport network provided by their
current premises. 90% of respondents rated themselves either satisfied or very
satisfied. When asked about which features were essential when looking for new
premises, a location accessible to main transport routes was the second most
important factor after affordable rent, and significantly rated as more important
than a location close to source of employees. This is backed up by other sources,
which also indicates the importance of location and accessibility issues.

Occupier Attitudes and Aspirations

Key Finding 6 - Of the companies who responded to the survey, the majority said
that they expected the company to grow in size over the next three years and 38%
of the companies who responded said that they expected to relocate at some
point in the next ten years. This implies that there will continue to be demand for
employment sites and premises from companies already located in the District, as
well as external demand which will continue to arise from businesses outside the
District wishing to relocate here or start up new businesses in the District.

Key Finding 7 - The occupiers of Key Employment Sites showed a generally
positive attitude towards their sites with 58% rating the site as either Good or
Very Good, though slightly more occupants of Non Key Sites rated their sites as
either Good or Very Good. This suggests that those sites designated as Key Sites
may not necessarily provide the highest quality accommodation for businesses,
despite their important role in the local economy. It also suggests that some non
Key Sites may need to be protected to ensure those sites which are considered to
be high quality remain in employment use in the future. This links in with Key
Finding 3.

Responding to the Key Challenges

It is important that policies relating to employment uses in the Local Development
Framework are designed to respond to the key issues faced by the District.

Additional jobs are required to 2021. LDF Policies must therefore ensure
provision for a suitable level of employment growth. Future jobs growth might
sensibly be re-aligned with higher housing requirements recommended in the
Proposed Changes to the East of England Plan (14,230 houses). It should also
be noted that based on recent trends in jobs growth, continued growth at
similar rates could lead to the potential for more than 17,000 jobs to be created
in the period 2001-2021.

High levels of net out commuting and the aspiration that these should be
reduced.

Pressure on employment sites from redevelopment to higher value residential

or mixed use, with applications on several of the District's Key Employment
Sites in recent years.
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Several of the District's Key Employment Sites are either partly derelict or
significantly under used and could clearly benefit from redevelopment or
greater levels of investment.

Maintaining the rural economy and encouraging rural diversification to jobs
generating uses.

6.35 It is important therefore that these issues are properly addressed in the LDF
policies relating to employment uses, and that tackling them is a key objective of
the LDFs employment strategy.
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CREATING AN EMPLOYMENT STRATEGY FOR THE LOCAL DE VELOPMENT
FRAMEWORK

This section suggests the basis of an employment strategy for the Local
Development Framework taking into account the results of work undertaken in this
Review. The following issues have been identified, from the research work
undertaken, as key issues to inform policy development.

Issue 1 Ensuring Sufficient Quality And Quantity Of Land Is Available To 2021
To Deliver The B1 To B8 Job Requirements

Issue 2 The Safeguarding Of Key Employment Sites

Issue 3 The Redevelopment of Employment Sites And The Release Of
Employment Sites For Alternative Development

Issue 4 The Safeguarding Of Rural Sites And The Conversion Of Existing
Agricultural Properties Into Employment Uses

Issue 5 Securing Of A Mix Of Type And Scale Of Premises In New Employment
Developments, Across the District

Issue 6 Mixed Use Developments On New Allocations

Issue 7 Flexibility Of Uses On Employment Sites (Beyond B1 — B8 And
Residential)

Issue 8 Further Work That Needs To Be Undertaken
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Issue 1 Ensuring Sufficient Quantity Of Land Is Available To 2021 To
Deliver The B1 to B8 Job Requirements

The study has estimated the following:

1. In order to deliver a minimum of 11,000 additional jobs to 2021, as part of the
RSS recommended jobs provision for Bedfordshire and Mid Bedfordshire, 43
hectares of employment development would be needed to accommodate Bl —
B8 uses.

2. Alternatively, if jobs growth was increased to match housing growth, 64
hectares of employment development would be needed to deliver the B1 — B8
uses, of 14,000 jobs.

3. Alternatively, if the LDF were to seek to provide for jobs in line with recent job
creation rates (i.e. 872 jobs per annum could enable over 17,000 jobs to be
created in the District to 2021), this would require over 100ha of additional B1
— B8 employment land.

A recent study, commissioned by Bedfordshire County Council, by TBR (July
2007) Economic Growth, Growth Sectors and Growth Businesses: Bedfordshire
and Luton argues that Bedfordshire and Luton will be hard pressed to provide for
jobs growth, suggesting that ABI figures (up to 2005) have overstated the growth
in jobs in this sub region. With the TBR arguments in mind, it could be considered
mindful to over provide for jobs in order to address any doubts about the number
of jobs that have been created over the years and ensure that the appropriate
strategy is being adopted to provide employment to 2021 and beyond.

The exact numbers of jobs will be determined by the Core Strategy Preferred
Options. The distribution of future jobs growth will also be a matter for the LDF
Core Strategy and the Site Allocations Document. Using the evidence from the
surveying and research undertaken for this study, recommended locational search
criteria includes:

Sites easily accessible to main transport corridors — This was the most
important feature occupants looked for when choosing a new premises. The
CB Hillier Parker study recommends that employment opportunities should be
considered near the M1 junction in Mid Bedfordshire. SQW reported that there
is demand for traditional industry along the M1 and high end business parks
along the Al.

Sites close to main centres of population - The proximity to a local workforce
was raised as an important consideration by occupants and contributes to
sustainability. This authority has had a mismatch in the provision of jobs with
the size of the population of settlements. Focus should be given to delivering
jobs in larger settlements, particularly settlements which will be considered for
delivery of housing growth.

The Roger Tym study on Employment Growth in Non B Use Classes states that
approximately 50% of employment growth will be accommodated in non B1 to B8
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activities. Roger Tym report that a large proportion of growth in Non B Use
Classes occurs in activities which serve a resident population. This means, as
housing growth leads to a growth in population, consequential jobs growth in non
B1l to B8 sectors takes place. For more detail on this growth, the Roger Tym
study should be referred to.

Issue 2  The Safeguarding Of Key Employment Sit  es

The Adopted Local Plan (2005) safeguarded sites under Policy EMP1 as Key
Employment Sites for continued use up to 2006. The review indicates that most of
these sites remain “fit for purpose” and can continue to have a productive future
for employment use over the period to 2021. This protection should continue
through the Local Development Framework. A small proportion of residents
responding to the Core Strategy Issues and Options supported the option to retain
all sites currently in B1 to B8 use to ensure a future supply of land for
employment.

Those additional sites recommended for retention as Key Employment Sites in the
LDF have been judged using the fitness for purpose criteria. These sites have
been rated highly as they provide a range of type, quality and location that is well
suited to the local characteristics of the Mid Bedfordshire area and its local and
wider economy (see the Methodology for more detail).

The continued safeguarding of “fit for purpose” employment sites will help foster
economic stability, vitality and growth in the District. Classifying sites in this way
does not however involve the protection of all employment sites within the District.
Protective policy should only be used to retain sites considered to be well
established and fit for purpose. The list of fit for purpose sites also includes
employment sites which could with some investment be improved.

Previously in the Adopted Local Plan, the boundary of Cranfield Technology Park
and Girtford Bridge, Sandy excluded certain parts of the site. It is considered that
the safeguarded boundaries of these sites should be drawn to ensure that all of
the employment area on the sites is protected under a safeguarding policy. In
addition, there are sites which were allocated in the Local Plan in two parts, for
example Stratton Business Park and Stratton Business Park Phase IV. These
“split” sites should be joined to incorporate both parts into one site.

The sites which it is suggested should continue to be safeguarded are:
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inued Safeguarding

Parish Site

Ampthill Reddings Wood (Insys/Lockheed Matrtin)
Ampthill Business Park

Arlesey Old Oak Close

Biggleswade Albone Way Industrial Estate, including JK
Engineering
Eldon Way Industrial Estate
Stratton Business Park, including Stratton Park Phase
\

Brogborough Prologis Park (previously referred to as Ridgmont
Brickworks)

Cranfield Cranfield Technology Park

Flitwick Maulden Road Industrial Estate

Henlow Camp Henlow Trading Estate

Marston Moretaine Land East of Bedford Road

Maulden 29 Clophill Road

Meppershall ACO Polymer Site

Potton Shannon Place

Sandy Land North of Sunderland Road
Middlefield Industrial Estate

Shefford Shefford Industrial Estate

Stotfold Fen End Industrial Estate

Land South of Stotfold

7.11 There are a number of further important employment sites within the District that
provide employment opportunities which are not currently safeguarded as Key
Employment Sites in the Local Plan. Those sites are recommended for inclusion
as Key Employment Sites in the LDF. They have been judged using the same

7.11

criteria as detailed in Paragraph 7.4.

The results of the occupier survey showed that users of certain non key sites
reported high levels of satisfaction. This combined with the results of site
evaluations has informed the list of sites suggested for safeguarding. The

additional sites are:

Table 12: Additional sites recommended for safeguar

ding in the LDF

Parish Site

Ampthill Doolittle Mill

Doolittle Yard

Biggleswade Baystrait House
Acorn Centre

Chicksands Warren Court
Parripak

Clifton Wren Park
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Flitwick Rufus Centre
Husborne Crawley Crawley Crossing
Maulden Blackmoor Farm
Russell Farm
Millbrook Millbrook Proving Ground
Moggerhanger Abbey Corrugated
Ridgmont ARC Progress
Stotfold ARC Progress
Tempsford Tempsford Hall
Zwetsloots

Issue 3 The Redevelopment of Employment Sites an d The Release Of
Employment Sites For Alternative Uses

The survey work identified a range of sites (some of which were previously
categorised as key employment sites in the Local Plan) which are potentially fit for
purpose. These sites need improvement (and in some cases may need concerted
public sector intervention) to help extend and diversify the range of employment
sites and premises available in the area. Therefore these sites should either
continue to be safeguarded or should be added to the safeguarded sites list.

Table 13: Sites recommended for Redevelopmentand S  afeguarding

Ampthill Station Road (which includes Doolittle Farm)
Arlesey Crossways Business Park

Hampden House/Hitchin Road

Portland Industrial Estate

Pulloxhill Pulloxhill Business Park
Sandy Girtford Bridge

Station Road
Stotfold Taylors Road/Motorola

This means in total 46 sites in Mid Bedfordshire should be safeguarded for B1 to
B8 employment uses, or in the case of Station Road, Sandy mixed use schemes
with an element of residential if necessary.

The survey work also identified sites which are not fit for purpose. Arlesey
Business Park and Peckworth Industrial Site Stondon could, subject to local
issues being resolved, be released in whole or in part for alternative development.
Certain alternative uses on Biggleswade Holme Mills may not be appropriate,
however the site does not need specific safeguarding. London Road Trading
Estate will be granted, subject to S106, approval for retail use, therefore no
safeguarding is necessary.
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Table 14: Sites Recommended for Not Safeguarding

Parish Site
Biggleswade Holme Mills

London Road Trading Estate
Arlesey Arlesey Business Park
Stondon Peckworth Industrial Estate

However, it is important that the LDF considers where employment sites are being
lost to alternative uses that net loss of employment land locally is minimised as far
as possible. For example, where sites are recommended for redevelopment to
alternative uses, the LDF should seek to make new provision in the same area for
the current occupiers of those sites.

More detail on the assessment and overall conclusions drawn of these sites can
be found in the Fitness for Purpose Assessments.

Issue 4 Rural Sites And Conversion Of Existing A gricultural Properties To
Employment Uses

All of the sites designated as Key Employment Sites under Policy EMP1 in the
Adopted Local Plan were purpose built for B1-B8 use. However, the results of this
study show that many of the District's employment sites remain unprotected, with
a significant number found in rural locations.

Many of these are converted premises originally used for agricultural purposes.
This indicates that farm diversification has provided a significant contribution to the
Mid Bedfordshire economy and new employment. Occupier satisfaction often
scores well at many of these smaller rural sites, and it is clear that they will
continue to be important employment assets in the next plan period to 2021. The
users of these locations tend to be small companies employing small numbers of
people from the local area.

It is therefore suggested that the LDF should include a policy to safeguard rural
employment sites unless they can clearly be demonstrated to be unfit for purpose
and unable to be redeveloped for employment use. The marketing process should
not be constrained by the current condition and/or specification of the buildings on
the site.

Conversions of agricultural buildings to employment uses tend to produce units
that are well assimilated into the rural setting, with minimum impact on the
countryside. Previous experience indicates that occupier satisfaction often scores
higher in such units.

The Mid Bedfordshire Community Plan recognises that as the agricultural sector
declines, diversification is necessary to maintain the rural economy. The
renovation of redundant agricultural buildings to commercial use is recognised as
a key priority for the Local Strategic Partnership. It is also acknowledged that the
effect of such conversions contributes to reducing out commuting and increases
consumer expenditure in local facilities.
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Mid Bedfordshire has in the past approved a number of carefully designed
conversions of agricultural buildings to residential use where employment use was
inappropriate. However, where agricultural buildings exist in the District that have
not been converted the Council should, through the LDF, support their conversion
to appropriate employment uses.

This can be done by providing an appropriately worded policy in the LDF which
reflects the policy guidance set out in PPS7. Planning authorities are encouraged
in PPS7 to permit economic development in different locations and to facilitate
healthy and diverse economic activity in rural areas. The guidance states re-use of
buildings in the countryside for economic development purposes will usually be
preferable. There is, of course, a lessening supply of rural buildings which can be
converted - certainly, many of the best opportunities for conversion have already
taken place. Also, the local planning authority must be mindful that residential
conversions may be more appropriate in some locations.

Issue 5 Securing Of A Mix Of Type And Scale Of P remises In New
Employment Developments Across The District

The occupier and property agents survey suggests that to some extent the District
suffers from a degree of mismatch in the type of units in demand and the type of
units available. There is a good supply of medium to large sized B2 units in
locations such as Station Road, Sandy or Eldon Way, Biggleswade which at the
time of the survey were vacant, whereas according to the survey, demand is
primarily for smaller units.

There are also currently many sites within the District offering Distribution and
Storage facilities. There is an opportunity to make further provision for B8
employment and this will need to be made at appropriate locations close to the
major road network.

SQW, in their Employment Sites Study (August 2007) found in their property
market review that there is demand for industrial land and floorspace in Ampthill
and Flitwick. Demand for large scale warehousing and distribution is also strong
near the M1. SQW reported demand for industrial units up to 10,000 sq ft and
large distribution units at locations close to the Al. In addition, SQW found that a
quality business park close to the Al would be successful. Demand generally
exists for freehold space, as opposed to leasehold.

When allocating land for employment purposes the LDF should include criteria to
secure a mix of type and scale of units or to define permitted uses such as B1, B2
and where appropriate B8, on the site.

Details of the split between B1, B2 and B8 development will be informed by work
being undertaken to estimate the sectoral split between B1 to B8 uses for Mid
Bedfordshire. This will be published in due course. The uses allowed on
proposals for employment development should be informed by discussions with
the Council’'s Economic Development Service to ensure the appropriate mix is
delivered. These discussions will be informed by the results of B1 to B8 Use Class
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study and should reflect local demand and the characteristics of each site.

Issue 6 Mixed Use Developments On New Allocatio ns

In accordance with the guidance in Draft PPS3, the LDF may include a policy on
the delivery of mixed use developments. This means where appropriate allocating
land for residential or other development with a proportion of the site also
allocated for employment generating uses. The types of employment use to be
included would have to be appropriate to the location, setting and size of the
development. Mixed use schemes, by offering local employment, provide an
opportunity to reduce out commuting and peak time traffic can be improved
locally.

The exact nature of employment provision in a mixed use scheme would need to
be considered on a site by site basis, in order to ensure there is a mix of types and
scale of units which reflect local demand and site characteristics. The LDF could
also be flexible in the delivery of the type of employment use in mixed use
developments. This, for example, might allow D1 uses such as creches or health
centres, to be located within or close to residential developments.

Issue 7  Flexibility of Uses on Employment Site s (beyond B1 — B8 and
residential)

Currently all key employment sites safeguarded by the Adopted Local Plan are
safeguarded to allow only B1, B2 and B8 use. However, recently exceptional
planning applications have been granted in certain circumstances for non B1 to B8
uses. An example would be the permission granted to Bedford College for a
training centre on Eldon Way, Biggleswade. This use is defined under the Use
Class Order as D1.

The flexibility to allow complimentary non B1 to B8 employment uses upon
safeguarded sites should be considered by the LDF. By creating non Bl to B8
uses on sites in built up areas, the Council will be encouraging the vitality and
viability of employment areas. In some instances this might include local small
scale retail or service use, however any such proposals will have to be considered
very carefully and in light of very clear guidance of PPS6 to concentrate retailing in
town and village centres.

By taking a careful but more flexible approach to employment provision, the
District will more easily be able to achieve the target for job creation.

Issue 8 Further Work which needs to be undertak en

Whilst this review is able to inform the LDF upon a number of important issues,
there needs to be additional work undertaken to look at the distribution and
balance of jobs provision within larger settlements, the “major” and “minor” service
centres, and which of these settlements could potentially give a better balance
between housing and employment. There is also the need to understand the
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forecasts in growth between the B1 to B8 sectors in order to determine the trends
in employment growth across the District. This will complement the work already
undertaken on the growth in non B1 to B8 activities across the District.
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MONITORING AND REVIEW

Paragraphs 4.45 to 4.52 of Planning Policy Statement 12 set out the key
requirements for development plan monitoring. In recognising the importance of
ongoing monitoring and review as part of the LDF process, PPS12 states local
planning authorities must develop monitoring systems to assess the effectiveness
of their LDDs. Therefore, the Council is required to carry out extensive monitoring
of indicators related to the local economy, both in terms of job numbers and those
related to the planning process, such as B1-B8 land completions.

Monitoring indicators are stipulated within the Council’'s LDF Annual Monitoring
Report (Dec 2005) and by the East of England Plan, while others are
recommended by the Employment Land Review Guidance.

Core Indicators

Local Development Framework Monitoring: A Good Practice Guide (ODPM 2005)
specifies which Core Output Indicators must be monitored as part of the Annual
Monitoring Report (AMR). The employment indicators, listed in Annex B of the
guidance document, are as follows:

la Amount of land developed for employment by type.

1b Amount of land developed for employment, by type, which is in
development and/or regeneration areas defined in the local
development framework.

1c Percentage of 1a, by type, which is on previously developed land.

1d Employment land supply by type.

le Losses of employment land in (i) development/regeneration areas and
(i) local authority area.

1f Amount of employment land lost to residential development.

Definitions of above:

la employment land type is defined by Use Class Orders (UCOs) B1b & c,
B2 and B8. Amounts should be defined in terms of completed sq metres
gross floorspace.

1b measuring amount of completed land (sq metres gross floorspace)
developed for employment within employment or regeneration areas
defined and allocated in the local development framework.

la &b gross floorspace should be measured as gross internal floorspace,
including all internal areas but excluding external walls.

1c comparing (in percentage terms) amount of completed land (sq metres
gross floorspace) developed for employment upon previously developed
land as defined in Annex C of PPG3 (March 2000) against total
completed employment gross floorspace (1a).

1d employment land supply is defined as the total amount of land available
for employment use in terms of site areas (hectares).
le net loss of employment land (hectares) to non-employment uses in

developed/regeneration areas as defined and allocated in the local
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development framework and across the whole local authority area.
1f of employment land identified in 1le, amount being developed for
residential development (C3).

Local Indicators
In addition to the Core Output Indicators, the Council also specifically monitors:

a) the net amount of land which has planning permission for B1 to B8
development but has yet to be implemented or completed and;

b) the amount of land on Allocated Sites that does not have planning
permission.

The Council also keeps an up-to-date record of the status of each of the District’s
Allocated Sites in order to monitor Local Plan policies EMP4(1)-(10A). This
includes a record of the total site area, total area completed, outstanding land with
planning permission, outstanding land without planning permission and sites
subject to a Section 106 Agreement. It is proposed that these indicators are
carried through to the Local Development Framework, as local indicators.

Regional Indicators

Further monitoring information is required by the East of England Plan (RSS14).
There is a wide range of indicators to be monitored across the whole remit of the
RSS. Those concerned with the economy are:

Net increase in the number of jobs by region, sub-region, county and district /
unitary planning area.

Net changes in jobs by occupation, full time / part time.

Business (B1-B8) floor space completions, permissions and allocations in
urban (over 25,000 pop) and rural areas (inc previously developed land).

Net changes in business (B1-B8) use land in urban (over 25,000 pop) and rural
areas (inc Previously Developed Land).

Monitoring of this information will be coordinated by EERA, and the information will
be accessible. The District Council could use this information to assist with
monitoring of its LDF employment policies.

Other Information

There are significant amounts of other economic and employment data available
which are potentially useful to monitor. However, given the limited resources
available to undertake monitoring, priority has to be given to the those items
considered essential.

Other information which is not a requirement to monitor but is potentially useful for
the Council is the more qualitative information which looks at the local economy in
more detail or provides more information on employment trends and other areas.
Though monitoring of this type may be desirable, it is resource intensive, as this
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information is generally less easy to obtain and analyse.
What will Mid Bedfordshire District Council Monitor ?

Statutory monitoring must continue and be used to trigger a review of policy if
these policies do not seem to be having the desired effect on the economy of the
District. The Core Indicators set out above are identified in Mid Bedfordshire’s
AMR (Dec 2005). Local Indicators, also outlined above, should be added to the
Council’'s AMR as relevant indicators that should continue to be monitored.
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Annex 1: UPDATE FOR SUBMISSION CORE STRATEGY
To be read in conjunction with section 4 of this do cument

This annex updates section 4 of the Employment Land Review Stage One which informed
the Core Strategy Preferred Options published for consultation in September 2007.

The Council has recalculated employment land requirements set out in section 4 of this
document which were based on a number of calculations and assumptions. The total jobs
target has increased and so have some of the assumptions, the reasons for changes are
set out below:

Jobs Targets

Prior to the preferred options consultation the Council had consulted on three targets for
jobs growth 11,000, 14,000 and 17,000 up to 2021. The consultation results gave highest
support to 14,000 jobs up to 2021 which was put forward in the Preferred Options Core
Strategy. Since then the publication of PPS3 on Housing has set a requirement for Local
Planning Authorities to “enable a continuous delivery of housing for at least 15 years from
the date of adoption”. The Preferred Options Core Strategy met this requirement in terms
of planning housing up to 2026 but not for employment land. A logical progression for the
submission Core Strategy was therefore to extend the time period for the provision of jobs
to 2026 with a revised target of 17,000 jobs which broadly aligns with the housing target
for the same period.

Types of employment

The Roger Tym Employment Forecasts for B Use Classes have been used to recalculate
the percentage growth by sector in Mid Beds. The studies conclusion was that 52% of
growth will be in B1, 15.5% in B2 and 32.5% in B8. The ELR stage 1 (table 7) uses 66%
B1 and 33% B8. The revised figures have been used to recalculate the split between B1
and B8 (combining B1 and B2) The calculations in the table below now use a split of
61.5% B1 and 38.5% BS8.

Jobs Growth

The Office for National Statistics publish official labour market statistics known as the
Annual Business Inquiry. Since the Preferred Options the figures for 2006 became
available and have been used to update the number of jobs that have been provided since
2001. The Council has also now introduced into the calculations the likely number of jobs
to be provided up to 2010 when the Core Strategy is adopted and reduced the total
number of jobs accordingly. The total number of employee jobs in Mid Beds in 2006
increased by 400 on the previous year. This is considerably lower than the previous 5
year period but is likely to be a more realistic level of growth up to 2010 given the current
downturn in the economy.

The assumptions that have not been changed are:
- Business expansion at 5%
- Employment densities of 30sqm per worker for Bland 60sqm per worker for B8
- Plot ratios of 40%
- Over allocation of 50%

The revised estimated land requirements are set out in the table below
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target
tional jobs(2021-2026)

(approximately 2/3 of B1-
B8 Jobs)

Update for
Submission CS 2021-2026
using baseline of 3000 jobs
14,000 jobs
Jobs calculation
Jobs, 2006 to 2021 9 000
(ABI Job Creation 2001- -
2005 = 5,000) (14,000 - 5,000) N/A
Growth 2006 — 2010 Job creation 2006-
: 2010= 400 x
ABI jobs growth data for _
: 4yrs=1600 N/A
2006 of 400 jobs pa 9000 -1600
projected to 2010 ~7400
Jobs, minus Business
Expansion 7 40700 f%?O) 2850
(5%) (3000-150)
B1 - B8 Jobs
(50% B1 - B8 3515 1425
employment in Mid Beds) (7030 x 50%) (2850/2)
Employment Sectors
B1 and B2 Employment 2162 876.40

(3515 x 61.5%)*

(1425 x 61.5%)

B8 Employment
(approximately 1/3 of B1-
B8 Jobs)

1353

(3515 x 38.5%)*

548.60
(1425 x 38.5%)

Floorspace
Requirements

over allocation)

B1 Floorspace 63860 26292

(30 sq m) (2162x30) (876.4x30)

B8 Floorspace 81180 32916

(60 sq m) (1353x60) (548.6x60)

Gross Floorspace

(Total B1 & B8 sq m) 145,040 59,208

Land Requirement

rl:laet Land Requirement, 36 rounded 15 rounded

(40% x 10000) (145,040/4000) (59,208/4000)

Over allocation, ha 18 8 rounded
0 0

(50/(_) of net land (36x50%) (15x50%)

requirement)

Total Net Land

Requirement, ha 54 ha 23 ha

(net land requirement + (36 + 18) (8+15)

* Updated using percentage increase by sector up to 2021 from Roger Tym Employment Forecasts
for B uses Table 4
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