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1.0 Introduction 

1.1 Forest Heath District Council (‘the Council’) commissioned Nathaniel Lichfield 

& Partners (‘NLP’) to undertake an Employment Land Review (ELR) for Forest 

Heath District. The objective of the study is to provide a long term assessment 

of the need for business space and employment land within the District over a 

20 year study period to 2031. 

1.2 The study is intended to provide the Council with an understanding of the 

current economic situation and the future needs of businesses and the local 

economy and the requirements for employment land. It assesses the economic 

development needs of the District objectively in line with the National Planning 

Policy Framework (NPPF) and Planning Practice Guidance (PPG). 

1.3 The study has involved three main stages: 

1 Stage 1: Taking Stock of the Existing Situation: analysis of the 

economic strengths and weaknesses of the local economy, functional 

economic area, and an assessment of the fitness for purpose of a 

portfolio of designated employment sites. 

2 Stage 2: Assessing B-Use Future Requirements: testing the 

implications of different employment and population growth scenarios on 

future employment space requirements for the District, using the most 

up-to-date economic forecasts and analysis of housing needs. 

3 Stage 3: Identifying a Site Portfolio: analysing the suitability and 

deliverability of sites available to meet future needs under each growth 

scenario, which sites should be retained for employment uses and which 

released for alternative uses, and any need for additional sites.  

Scope of Study 

1.4 The purpose of the ELR is to provide the Council with an up-to-date evidence 

base relating to current and future requirements for B class employment space 

in Forest Heath to 2031. The assessment is based on a range of scenarios for 

how the economy could change in the future, with the employment space and 

land implications of the following B class uses considered in this study: 

 B1 Business: offices (B1a), research & development (B1b) and light 

industrial (B1c). 

 B2 General Industrial: typically comprising factory and manufacturing 

space. 

 B8 Storage and Distribution: warehouses, wholesale and distribution. 

1.5 The demand for B class employment floorspace and land in Forest Heath is 

considered in this study, with references to “employment space” referring to 

both elements. In addition, the term “industrial space” encompasses both 

manufacturing (B1c/B2) and distribution (B8) uses for the purposes of this 

study. 



  Forest Heath Employment Land Review : Final Report 
 

 

P2  11767112v6 
 

1.6 The study also considers forecasts of growth in non B class sectors in Forest 

Heath to set out how the economy as a whole could change in the future, 

although the study does not specifically assess the space implications of non B 

class sectors. The space implications of non B class sectors are planned for 

using different methodologies and are considered by other technical evidence 

(e.g. retail studies). 

1.7 It should be noted that there are a variety of factors and drivers to consider 

when objectively assessing the business needs for a local economy. The study 

uses a combination of quantitative and qualitative analysis to examine these 

issues in the context of Forest Heath, synthesising these to develop 

conclusions and policy implications for long-term planning in the District. The 

study has used the latest available data and other evidence available at the 

time of drafting, while the accuracy of third party data has not been checked or 

verified by NLP. 

1.8 An important consideration for any technical work of this type is that the study 

is inevitably a point-in-time assessment. The study post-dates the outcome of 

the UK referendum on membership of the European Union (EU) in June 2016, 

but does not give specific consideration for how the timing and basis for the 

UK’s future exit from the EU could impact national or local economic change 

given current uncertainty regarding these arrangements. It may therefore be 

necessary to undertake selective updates to the study once greater economic 

certainty and clarity is available through econometric forecasts and other 

indicators. 

1.9 As part of the study, consultation has been undertaken with a range of local 

stakeholders, including commercial property agents, economic development 

agencies, and business organisations. A list of the consultees is provided in 

Appendix 1 alongside a summary of key feedback in Appendix 2. 

A11 Growth Corridor 

1.10 The A11 runs through Forest Heath District and has recently been subject to a 

£120 million investment to significantly improve accessibility within this part of 

East Anglia. The upgrading of the final section of single carriageway between 

Barton Mills and Thetford (which opened in December 2014) means that the 

road is now dual carriageway all the way from London to Norwich. 

1.11 In order to capitalise upon this significant accessibility improvement, the A11 

Growth Corridor project has been developed in partnership between the three 

districts of South Norfolk, Breckland, and Forest Heath. The purpose is to 

develop a major new initiative that will establish a location for new economic 

investment activity between Newmarket and Norwich, with a focus on 

developing new technology-related employment. The key aims of the A11 

Growth Corridor project include: 

 to align employment growth with a significant increase in housing 

accommodation within the A11 Corridor to meet increased population 

needs;  
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 to support the ambitions of the Growth Deals for Greater Norwich and 

Cambridge, and the wider growth policy framework, including 

opportunities for capturing spill-over effects where this will increase 

overall economic benefits; and  

 to make the A11 Corridor a recognised location for investment activity in 

order to support and add value to the wider sub-regional offer.  

1.12 The project has been subject to a range of recent technical evidence base 

work including a feasibility study1 to inform the business case for delivery of the 

A11 Growth Corridor project. This ELR for Forest Heath draws upon some of 

this existing technical evidence in order to consider the potential impacts 

associated with A11 corridor related investment and economic activity in terms 

of employment growth and demand for employment land over the study period 

to 2031. 

Study Methodology 

1.13 In March 2014, the Government released Planning Practice Guidance (PPG) to 

provide practical support for practitioners and inform the implementation of the 

National Planning Policy Framework (NPPF). With regards to assessing 

economic development needs, the Guidance states that local authorities 

should: 

a Consider their existing stock of land, identifying the demand for and 

supply of employment land and determine the likely business needs and 

future market requirements; 

b Consider the locational and premises requirements of particular types of 

business; 

c Consider projections and forecasts to help identify where sites have been 

developed for a specific economic use; 

d Analyse supply and demand to identify whether there is a discrepancy 

between quantitative and qualitative supply and demand for employment 

sites; and 

e Identify where gaps in local employment land provision exist by 

comparing the available stock of land with the requirements of the area. 

1.14 The methodology that has been used to undertake the ELR conforms to the 

requirements of the NPPF and PPG and can be summarised in Figure 1.1 

below. 

 

 

  

                                                
1
 Bruton Knowles (July 2015), A11 Growth Corridor – Feasibility Study: Delivering the Economic Growth Potential of the A11 

Corridor, South Norfolk Council, Breckland Council, Forest Heath District Council 
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Figure 1.1  Forest Heath ELR Methodology 

 

Source: NLP 

Structure of the Report 

1.15 The report is structured under the following sections: 

 Forest Heath Economic Context (Section 2.0): a review of economic 

conditions and recent trends in the District, and the strengths and 

weaknesses of the local economy that may influence the future need for 

employment space. 

 Overview of Employment Space (Section 3.0): an analysis of the 

current stock and trends of employment space in the District in terms of 

the range of B class uses, past development rates, and gains and losses. 

 Commercial Property Market Signals and Intelligence (Section 4.0): 

a review of the local commercial property market including supply of and 

demand for different types of employment space, and the needs of 

particular market segments. 

 Functional Economic Market Area (Section 5.0): establishes the 

various functional economic market areas that operate across Forest 

Heath and the wider sub-region, in order to provide an understanding of 

the various economic relationships, linkages and flows which 

characterise the sub-regional economy. 

 Review of Employment Sites Portfolio (Section 6.0): an assessment 

of current and potential employment sites in the District, including the 

market attractiveness of these sites and their ability to meet future needs. 

 Future Requirements for Employment Space (Section 7.0): an 

estimate of future employment space requirements for B class sectors in 

quantitative terms, drawing on employment projections and other factors. 
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 Demand / Supply Balance (Section 8.0): an assessment of the balance 

between existing land supply and future requirements in both quantitative 

and qualitative terms. 

 Conclusions and Policy Implications (Section 9.0): a consideration of 

policy and strategic measures required to support economic growth in the 

Forest Heath economy. 
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2.0 Forest Heath Economic Context 

2.1 This section establishes the economic context for the study by summarising 

recent economic conditions and trends in Forest Heath. The analysis identifies 

the key strengths and weaknesses of the Forest Heath economy and the 

factors likely to influence future demand for employment space in the District. 

Spatial Overview 

2.2 Forest Heath District is a predominantly rural local authority area located in 

Suffolk in the East of England. It includes the market towns of Mildenhall, 

Newmarket and Brandon, and is home to two of the largest US air bases in the 

UK, RAF Lakenheath and RAF Mildenhall, as well as the headquarters of the 

British horse racing industry at Newmarket.  

2.3 The District is adjoined by the local authorities of Kings Lynn and West Norfolk 

to the north, Breckland to the north east, St Edmundsbury to the south east, 

and East Cambridgeshire to the west (Figure 2.1). Cambridge city is located 

approximately 20km from the south west border of the District. 

Figure 2.1  Spatial Context of Forest Heath District 

 

Source: NLP analysis 

2.4 The strategic road network that serves Forest Heath includes the A1065, the 

A14 and the A11. The A11 has been identified as a Growth Corridor by the 

New Anglia LEP and has recently been the focus of a £120 million dualling 

project, linking Norwich to Cambridge and London. The key rail routes passing 
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through the District are the Peterborough to Norwich line, the Peterborough to 

Ipswich line, and the Cambridge to Ipswich line2. 

2.5 In 2015, Forest Heath had a resident population of 63,6913 and this has 

increased by approximately 6.8% over the ten years since 2005. 

2.6 The horseracing industry is a key component of the local economy in Forest 

Heath, based in and around Newmarket. The sector includes Newmarket 

Racecourse itself, as well as associated horse training services, stud farms, 

bio-science institutions and suppliers of equine equipment. The industry also 

contributes to the local economy through the recreation and leisure 

expenditure generated by visitors to the race course.  

2.7 The two RAF bases at Mildenhall and Lakenheath have historically provided 

significant employment in the area (both directly and indirectly), although the 

United States Air Force (USAF) have indicated an intention to depart RAF 

Mildenhall by 2022. The advanced manufacturing and engineering sector also 

represents an important element of the local economy, with a number of small 

to medium-sized manufacturing, engineering, pharmaceuticals and electronics 

companies based in Mildenhall. 

Economic Overview 

2.8 Recent economic conditions and trends in Forest Heath are summarised 

below, with comparisons made, where appropriate, with county, LEP, regional 

and national benchmarks. 

Employment Past Trends 

2.9 Based on the latest EEFM (2016) data, Forest Heath registered 28,410 

workforce jobs in 2016 having decreased by around 3% since 20014. This 

compares with total job growth recorded across Suffolk and the wider New 

Anglia LEP area of 6.7% and 9.9% respectively over this 15 year period. 

2.10 As shown in Figure 2.2 below, the pattern of job decline has been uneven and 

lumpy in recent years, with industrial based sectors recording a steady pattern 

of decline and office based sectors a relatively uneven trajectory of growth. 

Overall, the proportion of B class jobs in the District has remained relatively 

stable over recent years, representing between 42% and 47% of all jobs in 

Forest Heath (Figure 2.2). B class job growth has followed a similar pattern of 

steady decline to overall jobs in Forest Heath over the 15 year period. 

 

 

 

 

                                                
2
 Forest Heath District Council (August 2015), Draft Infrastructure Delivery Plan to 2031: Consultation Draft 

3
 ONS Mid-year population estimates, 2015 

4
 2001 represents the earliest base year for which employment data is available from the 2016 EEFM  
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Figure 2.2  Total Workforce and B Class Job Change in Forest Heath, 2001 - 2016 

 

Source: EEFM 2016 / NLP analysis 

Employment Base 

2.11 In employment terms, the largest sector in Forest Heath in 2016 is 

accommodation and food services (accounting for 12.5% of all employment) 

while the manufacturing (10.2%), professional services (9.5%) and retail 

sectors (9.3%) also account for a high proportion of workforce jobs. All of these 

sectors (with the exception of retail) are over represented in employment terms 

compared with Suffolk and the New Anglia LEP area5 as a whole (Figure 2.3), 

although this over-representation is most significant with regards to  

accommodation and food services. Key employers within this sector include 

Center Parcs at Elveden Forest as well as smaller hospitality related 

businesses associated with the horse racing industry in and around 

Newmarket. Meanwhile, the District’s over-representation of manufacturing 

related employment is likely to reflect the significant clusters of industrial and 

manufacturing businesses based in the District’s main towns of Mildenhall, 

Newmarket and Brandon including those linked to the USAF airbases at 

Mildenhall and Lakenheath.  

2.12 Meanwhile, the health and care, land transport, education and business 

services industries in Forest Heath are under-represented in employment 

terms compared with county and LEP proportions (Figure 2.3). This under-

representation is most acute with regards to healthcare and transport, while 

this trend is comparatively less significant with regards to education and 

business services. 

                                                
5
 The New Anglia LEP area is used (rather than the Greater Cambridge Greater Peterborough LEP area) for comparison due to 

data limitations associated with the EEFM 
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Figure 2.3  Workforce Jobs by Sector in Forest Heath, Suffolk and New Anglia LEP (2016) 

 

Source: EEFM 2016 / NLP analysis 
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2.13 Between 2001 and 2016, employment growth within Forest Heath was 

primarily driven (in proportionate terms) by employment activities (representing 

an increase of 250 jobs - albeit from a low base), agriculture (620 jobs), waste 

services (40 jobs) and professional services (1,580 jobs). The agriculture 

sector includes a range of related service and support activities in addition to 

the production side of agriculture itself. 

Figure 2.4  Workforce Job Change by Sector in Forest Heath, 2001 - 2016 

 

Source: EEFM 2016 / NLP analysis 

2.14 At the same time, major job losses were recorded in telecoms, other services, 

land transport and manufacturing sectors (Figure 2.4), with manufacturing 

seeing the largest absolute decline in jobs over this period. This is likely to 

reflect the wider macro decline of manufacturing activities and the shift away 

from production towards services and consumption related activity as key 

drivers of economic growth. 
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Business Base 

2.15 The local business base in Forest Heath is characterised as having a slightly 

lower share of micro firms (0 to 9 workers) and higher share of small (10 to 49) 

and medium sized (50 to 249) firms compared with the two LEP areas of New 

Anglia and Greater Cambridge and Greater Peterborough, the region and the 

national average (Table 2.1). 

2.16 The share of the working-age population in Forest Heath that are self-

employed is similar to the regional and national average, and slightly higher 

than across the two LEP areas as a whole (Table 2.1). 

Table 2.1  Key Characteristics of the Business Base (%) 

 
Forest 
Heath 

New 
Anglia 
LEP 

GC and 
GP LEP 

East of 
England 

Great 
Britain 

Business 
Size 

(2015) 

Micro (0 to 9) 86.4 88.0 88.5 89.2 88.7 

Small (10 to 49) 11.5 10.1 9.5 8.9 9.3 

Medium (50 to 249) 1.9 1.6 1.7 1.5 1.6 

Large (More than 250) 0.2 0.4 0.4 0.4 0.4 

Self-Employment (Apr 15–Mar 16) 10.8 9.7 9.7 10.3 10.2 

Source: Inter-Departmental Business Register (ONS) / Annual Population Survey (ONS) 

2.17 Drawing upon Inter-Department Business Register (IDBR) data, Figure 2.5 

illustrates the spatial distribution of business sectors in Forest Heath. This 

shows that businesses are generally concentrated in and around the District’s 

key settlements of Newmarket, Mildenhall and Brandon, with comparatively 

smaller clusters located outside of these towns within the more rural areas of 

the District. 

2.18 This analysis also shows that wholesale and transport activity and employment 

is generally clustered around the District’s key strategic routes such as the 

A11, as well as the dominant role of Newmarket in accommodating business 

and professional service related employment (Figure 2.5).  

2.19 For Newmarket, this also illustrates the strength of the town centre and 

business parks towards the north of the town in accommodating a mix of 

employment types, but with noticeable clusters of business services, admin 

and support activity in the town centre and manufacturing and construction-

related activity in and around Newmarket Business Park. 

2.20 In Mildenhall, the key clusters of employment can be found at the industrial 

estate to the north of the town where manufacturing and wholesale sectors 

account for much of the business activity. Employment elsewhere in the town 

is relatively mixed and generally located in and around the town centre. 
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Figure 2.5  Spatial Distribution of Business Sectors and Employment in Forest Heath, 2015 

 

Source: Inter-Departmental Business Register 2015 / NLP analysis 

Note IDBR data does not record micro businesses that fall under the VAT threshold. 

2.21 Employment is relatively evenly distributed across the town of Brandon with the 

majority of B class (factory and warehousing) space clustered around the Mile 

End Road/London Road employment area. Admin and support services tend to 

be located in and around the town centre, where the town’s business services 

activities are also found. 

2.22 The settlements of Lakenheath and Red Lodge accommodate much lower 

levels of employment by comparison, with no dominant sectors standing out 

from the analysis.  

2.23 More detailed maps showing the spatial distribution of specific sectors in the 

District’s key settlements are included in Appendix 3.  

Labour Market 

2.24 The Forest Heath labour market is characterised by a similar share of the 

working age population being economically active as the East of England and 

Great Britain as a whole. However, the proportion of the population claiming 

out-of-work benefits is lower than the regional and national averages, at 0.7%, 

compared to 1.2% in both Suffolk and the East of England and 1.8% in Great 

Britain. 
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2.25 The proportion of the resident workforce in Forest Heath with higher level 

qualifications of level NVQ4 and above (27.5%) is similar to that in Suffolk 

(27.8%) but lower than those in the East of England (33.6%) and Great Britain 

(37.1%).  

2.26 The proportion of the District’s population holding “other” qualifications (16.2%) 

is much higher than the wider Suffolk area (8.0%), the East of England region 

(7.1%) and Great Britain (8.6%). This could be explained by the presence of a 

large number of foreign-born residents located at the US Air Force bases at 

RAF Lakenheath and RAF Mildenhall.  

2.27 There is an even more significant difference in the proportion of the Forest 

Heath population without any qualifications (18.0%) compared to Suffolk 

(9.5%), the East of England (8.0%) and Great Britain (8.6%). This indicates 

that the resident labour force in the District is less highly skilled than in the 

wider area and Great Britain as a whole (Table 2.2). 

Table 2.2  Key Characteristics of the Labour Market 

 
Forest 
Heath 

Suffolk 
East of 

England 
Great 

Britain 

Economic Activity Rate age 16-64 (2015) 78.2% 79.9% 80.6% 77.8% 

Out-of-Work Benefits Claimant Count 
(May 2016) 

0.7% 1.2% 1.2% 1.8% 

Resident 
Qualification 
Level age 16-
64 (2015) 

NVQ4 and Above 27.5% 27.8% 33.6% 37.1% 

NVQ3 and Above 44.4% 50.3% 53.4% 57.4% 

NVQ2 and Above 52.7% 67.5% 71.5% 73.6% 

NVQ1 and Above 65.8% 82.5% 84.9% 84.9% 

Other Qualification 16.2% 8.0% 7.1% 6.5% 

No Qualification 18.0% 9.5% 8.0% 8.6% 

Resident 
Occupation 
Group (2015)

1 

SOC Major Group 1 - 3 40.9% 41.1% 44.0% 44.3% 

SOC Major Group 4 - 5 14.6% 19.5% 22.4% 21.3% 

SOC Major Group 6 - 7 17.2% 17.2% 16.1% 16.9% 

SOC Major Group 8 - 9 27.3% 21.6% 17.2% 17.1% 

Median Gross Weekly Earnings by 
Residence (2015) 

£423 £499 £551 £530 

Median Gross Weekly Earnings by 
Workplace (2015) 

£407 £479 £518 £529 

Source: Annual Population Survey (ONS) / Annual Survey of Hours & Earnings (ONS) / NLP analysis 

Note: 
1
  SOC 2010 Major Group 1 - 3 includes managers, directors and senior officials; SOC 2010 

Major Group 4 - 5 includes administrative and trade occupations; SOC 2010 Major Group 6 - 7 
includes service and sales occupations; and SOC 2010 Major Group 8 - 9 includes machinery, 
plant & process operatives and elementary occupations. 

2.28 This less highly skilled workforce in Forest Heath aligns with a lower share of 

the labour force being employed in higher skilled occupations represented by 

SOC Major Group 1 - 3 compared to Suffolk, the East of England and Great 

https://en.wikipedia.org/wiki/RAF_Lakenheath
https://en.wikipedia.org/wiki/RAF_Mildenhall
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Britain, whilst a higher share are employed in lower skilled elementary roles 

represented by SOC Major Group 8 - 9.  

2.29 Average earnings of Forest Heath residents reflect the lower proportion of the 

population with advanced qualifications, with District residents earning, on 

average, 20% less than the national average (£423 compared to £530 per 

week). Earnings for residents in Suffolk as a whole (£499 per week) are also 

lower than the national average. 

2.30 Forest Heath’s residents earn on average 4% more than those people working 

in the District. This suggests that there are higher paid employment 

opportunities outside of the District that attract some of its residents. 

Summary 

2.31 The key features of Forest Heath’s economy can be summarised as follows: 

1 Forest Heath District is a predominantly rural local authority area, 

currently home to two of the largest US air bases in the UK, as well as 

the headquarters of British horse racing at Newmarket. 

2 The strategic road connectivity within Forest Heath represents one of the 

key strengths of the District as a business location, with the recent 

dualling of the A11 boosting connectivity to Norwich, Cambridge and 

London. 

3 Forest Heath has recorded a decline in employment in recent years 

which has been uneven across different sectors of the economy. Job 

losses have been recorded in telecoms, land transport and 

manufacturing sectors while those sectors that have recorded the most 

significant growth in employment terms include employment activities, 

agriculture, waste and professional services.  

4 The overall proportion of ‘B class’ jobs within the local economy has 

remained relatively stable over the past 15 years, representing between 

42% and 47% of total jobs. 

5 Accommodation and food services represents the largest sector in Forest 

Heath in employment terms, and is over represented compared with 

Suffolk and the New Anglia LEP area as a whole (as well as the 

manufacturing and professional services sectors). 

6 The local business base in Forest Heath is characterised as having a 

higher share of small and medium sized firms compared with LEP, 

regional and national averages. Businesses tend to be generally 

concentrated in and around the District’s key settlements of Newmarket, 

Mildenhall and Brandon, with comparatively smaller clusters located 

outside of these towns within the more rural areas of the District. 

Wholesale and transport employment tends to be clustered around the 

A11 while Newmarket plays a dominant role in accommodating business 

and professional service related employment.  
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7 A significant proportion of the working age population (18.0%) does not 

have any formal qualifications. This indicates that there is a less highly 

skilled resident labour force in the District when compared to the regional 

and national averages. This aligns with a lower share of the labour force 

being employed in higher skilled occupations.  
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3.0 Overview of Employment Space  

3.1 This section provides an overview of the current stock of B class employment 

space in Forest Heath, as well as recent trends and changes to this stock of 

employment space. This analysis considers the amount of employment space 

across the three main types of B class employment use: offices (B1a/B1b), 

manufacturing (B1c/B2), and warehousing and distribution (B8). It uses data 

from the following sources: 

 Commercial floorspace data from the ONS and Valuation Office Agency 

(VOA); and 

 Monitoring data on commercial floorspace from Forest Heath District 

Council. 

Stock of Employment Space 

3.2 Forest Heath contained around 486,000sq.m of B class employment space in 

2012, including 86.4% in industrial use and 13.6% in office use. The total stock 

of employment space in the District increased by 5.2% between 2000 and 

2012, compared to a similar increase of 5.9% in the East of England over the 

same period. 

3.3 The District recorded a significant increase in the level of commercial office 

space between 2000 and 2012 (34.7%) but only a slight increase in industrial 

space (1.7%) during this period (Figure 3.1). 

Figure 3.1  Change in Employment Space in Forest Heath, 2000 - 2012 

 

Source: VOA Business Floorspace Data 2012 / NLP analysis 
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3.4 A more detailed breakdown of B class employment space in Forest Heath in 

2008 is presented in Figure 3.2 below, including a comparison with the stock of 

employment space in neighbouring local authority areas. This indicates that 

factories comprise a total of 62.0% of the industrial floorspace in Forest Heath, 

and this pattern is similar within neighbouring authority areas in Suffolk, Norfolk 

and Cambridgeshire. 

Figure 3.2  Overview of Employment Space by Local Authority, 2008 

 

Source: VOA Business Floorspace Data 2008
6
 / NLP analysis 

3.5 By comparison, Forest Heath contains a smaller quantity of factory and 

warehouse floorspace than each of its neighbouring local authorities. However, 

the stock of commercial office space in Forest Heath is similar in scale to 

King’s Lynn and West Norfolk, Breckland and East Cambridgeshire but lower 

than St Edmundsbury (Figure 3.2). 

Spatial Distribution 

3.6 The spatial distribution of B class employment space in Forest Heath is shown 

in Figure 3.3 and Table 3.1 using VOA record data. This indicates that in 2010, 

employment space in the District was concentrated in the main towns of 

Mildenhall, Newmarket and Brandon. There were also smaller clusters in Red 

Lodge and Kentford. 

3.7 The data also shows that office space in Forest Heath is concentrated in and 

around the District’s main towns of Newmarket (55.1%) and Mildenhall 

(22.1%), and to a lesser extent Kentford (16.9%). This picture is echoed with 

regards to business unit space which includes managed workspace within 

business and enterprise centre type premises. 

 

                                                
6
 VOA business floorspace analysis presented in this section draws upon a number of different VOA datasets – although these 

have been published at different time periods (2008, 2010 and 2012), they have been used because they each provide 
information in a slightly different, albeit complementary, format. Despite the age of this data, it has been used because it still 
represents the most up-to-date comprehensive information available from the VOA on local level business floorspace. 
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Figure 3.3  Spatial Distribution of Employment Space in Forest Heath, 2010 

 

Source: VOA Business Floorspace Data 2010 / NLP analysis 

Table 3.1  Location of Employment Floorspace in Forest Heath, 2010 

Settlement/ 
Area 

% of Office 
Space 

% of Factory 
and Workshop 

Space 

% of 
Warehouse 

Space 

% of Business 
Unit Space 

Newmarket 55.1 25.9 33.1 57.2 

Mildenhall 22.1 38.3 30.8 17.2 

Lakenheath 0.0 0.5 0.0 0.0 

Brandon 2.5 20.4 19.1 0.0 

Kentford 16.9 3.3 0.5 25.6 

Beck Row 0.4 0.3 0.0 0.0 

Red Lodge 0.2 6.4 7.4 0.0 

Elsewhere in 
the District 

2.8 4.9 9.1 0.0 

Source: VOA 2010 / NLP analysis 
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3.8 Warehouse space tends to be concentrated around the edge of urban centres 

and along the strategic road network, at the three market towns, at Red Lodge 

and south of the A14 near Gazeley. The only concentration of B class 

(wholesale) space in Red Lodge of any scale is located to the north of the 

settlement within the Kings Warren development area. 

3.9 Meanwhile, factory and workshop floorspace tends to be dispersed more 

evenly across the District but with larger concentrations of floorspace within 

and around the market towns. 

3.10 This analysis also underlines the dominant role that Newmarket plays in terms 

of accommodating the District’s commercial floorspace in overall terms. 

3.11 More detailed maps showing the spatial distribution of VOA business 

floorspace are included in Appendix 4.  

Historic Development of Employment Space 

Annual Monitoring Reporting 

3.12 Data summarised within Forest Heath District Council’s Annual Monitoring 

Reports (AMRs) covering the period 2007/08 to 2014/15 can be used to 

provide an overview of the scale and nature of B class development that has 

occurred within the District in recent years. 

3.13 Over this eight year monitoring period, the District is reported to have recorded 

total net completions of B class employment space of just over 9,100sq.m, 

equivalent to around 1,700sq.m per year on average7. This development was 

reported to have been split relatively evenly between office (B1a), 

manufacturing (B2) and flexible B class (B1a/b/c) uses.  

3.14 It is important to note that there are a number of limitations associated with this 

aggregated, District-wide monitoring data, including the absence of data for 

three years within the overall time series and also a lack of detail provided on 

how the gross gain, net gain and loss of B class floorspace was distributed 

across individual sites and locations within the District. 

Planning Permissions 

3.15 Monitoring data collated by Forest Heath District Council provides a record of 

planning applications that have been granted permission in the District in 

recent years.8 This data does not always provide an indication as to whether 

planning permissions have actually been implemented, but it has been used to 

supplement the above analysis by providing further detail about the spatial 

distribution of development (or potential development).  

                                                
7
 B class employment floorspace monitoring data is not provided by the Council within the AMRs for the monitoring years 

2011/12, 2012/13 and 2013/14, so these years have been excluded from the above trend analysis. 
8
 The monitoring data provided by Forest Heath District Council included some planning permissions that did not provide an 

indication of the proposed change in B class employment space, so these permissions are not included in the analysis. 



  Forest Heath Employment Land Review : Final Report 

 

20     11767112v6 
 

3.16 The following analysis therefore sets out what the potential effect could be to 

the stock of employment space in Forest Heath if all these granted planning 

permissions were to be implemented. Because there is no guarantee that 

these planning permissions would be built-out, the level of development 

associated with these planning permissions within Forest Heath could be 

significantly lower than implied by these figures. 

3.17 In this context, the gross amount of employment/B class space that gained 

planning permission in Forest Heath during the period 2007 to 2015 equates to 

16,900sq.m, which is equivalent to around 1,900sq.m of B class employment 

space per year on average over this eight year period. The majority of these 

permissions were for industrial uses (86%) including 48% for factory use 

(B1c/B2) and 38% for warehousing and distribution use (B8). 

3.18 Granted permissions over the period 2007 to 2015 were also dominated by a 

number of sizeable proposed developments, including: 

1 new building providing 5,900sq.m of warehousing floorspace (B8) at 

Merlin Park, Mildenhall (DC/14/1460/FUL); 

2 extension to an existing building providing 2,800sq.m of light industrial 

floorspace (B1c) at Studlands Park Industrial Estate, Newmarket 

(DC/15/1453/FUL); 

3 new building providing 1,200sq.m of general industrial floorspace (B2) on 

Putney Close, Brandon (F/2007/0650/FUL); 

4 new business units providing 1,200sq.m of office floorspace (B1a) at 

Sam Alper Court, Newmarket (DC/15/0236/R3LA); and 

5 new building providing 1,100sq.m of light industrial floorspace (B1c) on 

Bricklands Avenue, Newmarket (F/2013/0253/FUL). 

3.19 At the same time, the planning permissions granted in Forest Heath between 

2007 and 2015 also have the potential to result in a total loss of about 

6,000sq.m of employment space in the District. This loss of employment space 

mainly relates to industrial uses (82%). The most significant potential loss of B 

class employment space relates to the change of use of a 1,000sq.m building 

on Wimbledon Avenue in Brandon from warehousing use (B8) to a trade 

counter use (sui generis) granted in 2015. 

3.20 In overall terms, the net amount of employment space that could potentially 

come forward in the District as a result of the planning permissions granted 

over the period 2007 to 2015 equates to about 10,900sq.m, equivalent to 

around 1,200sq.m of net B class employment space gaining planning 

permission per year in Forest Heath over this period on average. This means 

that planning permissions resulting in a gain of B class employment space in 

Forest Heath exceeded planning permissions involving a loss of B class 

employment space over this period (as summarised in Figure 3.4). 

3.21 It should be noted that the analysis resulting from both sets of monitoring data 

should be treated with caution due to inconsistencies associated with the way 

in which data on planning permissions granted for employment development 
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and completions of employment floorspace has been captured and reported. 

The above synthesis is intended to provide some context around the scale and 

nature of employment space that is likely to have been completed in Forest 

Heath in the past but is not considered, in itself, to represent an accurate 

picture of previous development trends in the District. 

Figure 3.4  Net B Class Employment Space Permissions in Forest Heath, 2007 - 2015 

 

Source: Forest Heath District Council / NLP analysis 

Summary 

3.22 The following key findings and conclusions can be drawn with respect to the 

stock of employment space within Forest Heath: 

1 Forest Heath’s B class employment space is dominated by industrial 

uses and in overall terms increased by just over 5% between 2000 and 

2012, driven by growth in commercial office space. 

2 Forest Heath contains a smaller quantity of factory and warehouse 

floorspace than each of its neighbouring local authorities although the 

District’s stock of commercial office space is similar in scale to nearby 

areas. 

3 Employment space in the District tends to be concentrated in the main 

towns of Mildenhall, Newmarket and Brandon, with smaller clusters found 

in Red Lodge and Kentford. Office space is concentrated in and around 

Newmarket and Mildenhall and to a lesser extent Kentford. 

4 Recent development of new B class space in Forest Heath has been 

relatively modest and small in scale, and generally focused on industrial 

uses and a flexible mix of B class uses. A lack of comprehensive, robust 

data on past completions of employment space in the District means that 

it is difficult to accurately quantify this scale of development in any detail. 
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4.0 Commercial Property Market Signals and 

Intelligence 

4.1 This section provides an overview of the commercial property market in and 

around Forest Heath, including recent trends in demand and supply.  The 

findings are mainly based on discussions with a number of commercial 

property agents currently active in the District and wider sub-region (see 

Appendix 1) and where appropriate this has been supplemented with 

information derived from a number of sources including commercial property 

availability databases and published reports.     

National and Regional Property Market Overview 

4.2 The UK economic recovery, which began in 2013, has now become firmly 

entrenched, and sentiment in commercial property appears to be the most 

positive it has been for many years. While central London offices are still the 

outperforming market segment, some investors and developers are also 

looking further afield in an attempt to access stock and achieve good returns. 

However, much of this activity is focusing on the best performing locations in 

the South East or major provincial cities. In more economically marginal 

locations, and those without a significant existing commercial property market, 

there is still uncertainty and lenders and developers are likely to remain 

cautious.  

4.3 The recent EU referendum vote and resulting economic uncertainty is also 

anticipated to have an impact upon commercial property markets across the 

country with investor and developer confidence likely to be hit in the short term 

at least. Given the focus of the ELR upon longer term needs as well as short 

term needs, it is important that any analysis of commercial property market 

signals takes a longer term view. 

Market Geography 

4.4 The main focus for Forest Heath in commercial property market terms is 

industrial, with sizeable industrial clusters in the key settlements of Mildenhall, 

Brandon and Newmarket. This market characteristic is facilitated by the 

presence of two strategic national routes passing through the District, namely 

the A11 from London to Norwich and the A14 from the Midlands to Ipswich and 

the East Coast ports. This strategic employment focus upon industrial uses 

echoes the situation within other parts of West Suffolk further along the A14 

corridor, including neighbouring St Edmundsbury and nearby Mid Suffolk. The 

town of Newmarket represents the only office location of any size in the 

District. 

4.5 Within Forest Heath, the A11 represents the key commercial property market 

driver, with occupier movement and requirements generally flowing in a north-

south direction along the A11 corridor. The road has recently undergone 
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substantial improvements and this is discussed in more detail below. This 

corridor is considered to represent an overarching property market area within 

which the majority of market activity and flows occur. These flows extend from 

Newmarket in the south of Forest Heath, through Mildenhall to Thetford (in 

adjoining Breckland District). Within this overarching market area, it is also 

possible to identify sub-market areas such as the Mildenhall / Lakenheath / 

Brandon triangle to the north of the District which share a number of similar 

market characteristics. 

4.6 Beyond this, the A14 strategic route also represents a significant commercial 

property market corridor within the wider West Suffolk context. Newmarket’s 

position on the A14 means that the town shares a broad property market area 

with other A14 centres including Bury St Edmunds and Cambridge (to a lesser 

extent) and as a result, tends to accommodate the most ‘outwardly facing’ 

market, attracting demand from a wider geographical area than the smaller 

centres of Mildenhall and Brandon. Other Suffolk centres further eastwards 

along the A14 such as Stowmarket tend to operate within the Felixstowe and 

wider Ipswich market area, with limited overlap or competition with Forest 

Heath towns. Similarly, Norwich is considered to operate within a separate 

property market area to Forest Heath centres, although accessibility has 

improved through the recent A11 upgrade work.  

4.7 Within this context, it is possible to note a divide in property market terms 

between Newmarket – which operates within the “hinterland” of the larger 

urban centre of Cambridge – and the remainder of the District notably the 

Brandon- Lakenheath-Mildenhall Triangle which tend to operate as localised 

market areas. Local property market agents however note that property market 

interactions between Newmarket and Cambridge are not that common, with 

Cambridge-based occupiers often reluctant to relocate towards Forest Heath 

despite its cost advantages. This is perhaps surprising given the town’s 

proximity; however it appears that the prestige of a Cambridge location cannot 

usually be matched by alternative locations such as Newmarket, particularly 

with regard to higher value office and R&D users. 

4.8 In summary, it is possible to identify a number of distinct economic 

geographies and commercial property market sub-areas within and around 

Forest Heath, as follows: 

 Newmarket represents a defined employment location with a critical 

mass of firms within the town centre and northern industrial estate. The 

horse racing industry provides a significant driver of demand for business 

space both directly and through supportive industries. 

 Greater Cambridge has an influence on the southern parts of Forest 

Heath facilitated by the A14 strategic corridor, particularly with regards to 

the presence of some high-tech industries within Newmarket. 
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 Mildenhall / Lakenheath / Brandon Triangle: strongly influenced by the 

military activities of the US Air Force and the economic spill-over effects 

that these activities bring. The town of Mildenhall also accommodates a 

major employment location in its own right at the Mildenhall Industrial 

Estate.  

4.9 Further commentary is provided below on each of the main commercial centres 

within Forest Heath. 

Newmarket  

4.10 Newmarket is the largest settlement in the District, located 20km west of 

Cambridge at the intersection of the A14 and A11. It is a market town and 

home to the British horse racing industry which is estimated to be worth more 

than £200 million to the local economy9. Recent economic impact analysis10 

estimated that the horse racing industry attracts very substantial inward 

investment from international investors, including over £75 million of annual 

expenditure by the largest of these investors. 

4.11 The horse racing industry represents a key employer in the town. A bio-science 

cluster is linked to the race courses and this accommodates the Animal Health 

Trust, the National Stud as well as related and supporting industries. 

4.12 The town has a large amount of employment land on its northern fringes 

spread across a number of sites including Kings Court, Studlands Park 

Industrial Estate, Newmarket Business Park, The Oaks Business Park, 

Laureate Paddocks Industrial Estate and Minton Business Park. These sites 

are predominantly industrial in nature but do accommodate some office space 

(although this tends to be ancillary to the industrial components). Office space 

can also be found in the town centre. 

4.13 Office demand in Newmarket is largely driven by local firms serving the 

Newmarket area and demand is reported to be steady. However as noted 

above, its proximity to Cambridge does from time-to-time attract some firm 

relocations, drawn by the more competitive rents. 

Mildenhall 

4.14 Mildenhall is located just off the A11 approximately 18km north west of Bury St 

Edmunds and 30km north east of Cambridge. A key feature is the Royal Air 

Force Base, RAF Mildenhall, located to the north of the town and currently 

occupied by the United States Air Force (USAF). The USAF has indicated an 

intention to depart RAF Mildenhall by 2022 and there is currently some 

uncertainty regarding the future role of the RAF site. 

4.15 The town is home to a significant cluster of engineering and manufacturing 

businesses located on the northern outskirts of the town within the Mildenhall 

                                                
9
 SQW, Newmarket’s Equine Cluster: The economic impact of the horseracing industry centred upon Newmarket, January 2014 

10
 Deloitte, Newmarket Horseracing Industry: Local, national and international impact of the Horseracing Industry in Newmarket, 

September 2015 
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Industrial Estate which accommodates a range of small, medium and large 

companies with occupiers including Holborn Engineering, Groupe Hamlin and 

John Dickinson Stationery Ltd. 

4.16 In recent years, a combination of land availability, comparatively affordable 

premises and the town’s location on the A11 have attracted occupiers to 

Mildenhall and it has grown to become a successful and popular industrial 

location. Intelligence provided by the Economic Development team at Forest 

Heath District Council indicates that there is a high level of demand for units on 

Mildenhall Industrial Estate, with anecdotal evidence of a number of companies 

having recently expanded through taking on additional units in absence of land 

being available to accommodate expansion of their existing premises. Many of 

these businesses are operating within manufacturing and engineering sectors. 

Brandon 

4.17 Located to the north of Forest Heath, Brandon is a smaller commercial centre 

and operates within a ‘Brandon / Lakenheath / Mildenhall Triangle’ which is 

largely localised in nature. The main employment location is the Brandon 

Industrial Estate which predominately accommodates industrial stock built 

during the 1970s / 1980s and services the local area with uses such as printing 

and metal works. Key occupiers on the estate include removal and storage 

company Arrowpak, plastic recycling company Chase Plastics and bottled 

water supplier Water for Work. 

4.18 Within the Triangle there is also an emphasis on employment uses associated 

with the presence of the air bases at Mildenhall and Lakenheath. The town of 

Brandon suffers from comparatively poor road access and strategic 

connections and this is reported to have contributed to the development of a 

relatively low value commercial property market compared with other A11 

locations. 

Red Lodge 

4.19 The settlement of Red Lodge to the south of the District has undergone recent 

expansion, notably new residential development, and designated employment 

land remains mostly undeveloped apart from the one occupier Oxford / 

Hamelins Paperbrands. The Forest Heath 2010 Core Strategy states that Red 

Lodge is expected to become a sustainable location for new development 

providing a variety of jobs, shops and community services and facilities to cater 

for the ongoing planned population growth. The settlement currently lacks any 

critical mass of existing business occupiers and strong profile as a business 

location, although over the medium to longer term has the potential to build 

upon its strategic location and help to meet business needs arising along the 

A11 corridor. 
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Market Segments 

Industrial 

4.20 Forest Heath is generally perceived as a good industrial location, benefiting 

from good transport links (notably the A11 and A14 transport corridors) good 

supply of skilled local labour and historically a good supply of land for new 

development. As noted above, industrial uses (B1c, B2 and B8) account for the 

majority of demand for business space within Forest Heath, with office (B1a) 

demand tending to focus upon established high profile locations nearby such 

as Cambridge and Norwich. Newmarket accommodates one of the largest 

industrial markets in the District, alongside Mildenhall and Brandon. 

4.21 Industrial demand spans all size categories, and demand for warehousing 

space has outpaced demand for more traditional industrial stock reflecting a 

wider structural shift in the economy away from production towards services. 

The area is not regarded as a strategic distribution location, and as a result the 

largest industrial premises extend to around 100,000sqft in Mildenhall. 

Demand is also steady for small industrial premises between 1,000sqft and 

2,000sqft in size available on a freehold basis which tend to cater for the start-

up end of the market. 

4.22 The majority of industrial market activity in Forest Heath is accounted for by the 

churn of existing local occupiers either looking to expand or relocate. Demand 

is largely localised with very few examples of inward investment coming into 

the area in recent years. Warehouse/distribution occupiers are generally more 

footloose than manufacturing occupiers who tend to be based within particular 

locations due to historical and workforce reasons. 

4.23 Commercial development activity is reported to have been very limited in 

recent years, during which time demand has increased. As a result, supply has 

continued to tighten and occupiers have been restricted to built stock, leading 

to high levels of occupation and low levels of vacancy across all locations in 

the District and along the A11 Corridor more broadly. Local property agents 

report a particular pinch point with regards to availability of industrial premises 

over 20,000sqft in size. 

4.24 Against the backdrop of limited existing stock, occupiers increasingly have to 

consider ‘Design & Build’ opportunities along the corridor or pre-lets of new 

space. The Economic Development team at Forest Heath District Council 

report that they have a number of active enquiries for industrial/commercial 

land along the A11 corridor, specifically for sites around 10 acres/4ha in size 

that are suitable for manufacturing and waste uses, located away from 

incompatible uses such as housing and ideally with 24 hour access and 

operations.  

4.25 However despite the buoyant nature of the industrial property market and 

strong occupier demand, market agents noted that the relative values between 

the cost of land and development and achievable rents/values are currently 

insufficient for speculative development to occur, and that this is unlikely to 
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change over the short term which is likely to place further pressure on existing 

industrial supply. It should be noted that this position is not unique to the Forest 

Heath area; this ‘viability gap’ represents a key barrier to new development 

across many parts of the wider South East, particularly within more 

economically marginal locations and outside of the strongest performing 

commercial locations. 

4.26 The table below illustrates the typical asking rents for industrial and office 

space within Forest Heath and nearby locations, with Forest Heath locations 

generally offering a cost advantage with regards to both types of commercial 

property. 

Table 4.1  Industrial & Office Rents 

Location 
Industrial Offices 

(£ / sqft) (£ / sqft) 

Newmarket £4 - £8 £12 - £15 

Mildenhall £4 - £6 n/a 

Brandon £3 - £5 n/a 

Bury St Edmunds £4 - £10 £10 - £14 

Thetford £3.50 - £5 £7 - £12 

Haverhill £4 - £6 £15
†
 

Cambridge £9 - £10 £16 - £34 

Norwich £3.75 - £5 £10 - £14.50 

Source: Colliers Rents Map 2015 / EGi Property Link / Discussions with local agents 
 

†
Haverhill Research Park (high quality R&D and office park, currently being marketed but not 

yet built) 

4.27 In light of Forest Heath’s location within the wider Cambridge property market 

area, local property agents believe that further demand could arise towards the 

southern end of the A11 Corridor from industrial occupiers that cannot find 

suitable opportunities in the more constrained Cambridge market or are 

seeking lower rental levels. Relocations are considered to be more likely 

amongst traditional industrial occupiers who are less reliant than office 

occupiers upon the prestige of a Cambridge presence, and this trend is 

reported to have started to happen in other nearby locations such as Ely where 

industrial space has been available to facilitate this movement or overspill from 

Cambridge. 

4.28 Recent analysis presented within the A11 Growth Corridor Feasibility Study 

also indicates that there is some potential demand for industrial property within 

the high-growth engineering sector along the corridor, principally related to 

manufacturing and design but also potentially within agri-tech. Market evidence 

also suggests that energy represents a sector where growth might be 

channelled to the A11 Corridor, building on existing investment that has 

already taken place. In broader terms, the study notes that the Corridor offers 

clear market signals in terms of the potential opportunities that may be 

available in growth sectors related to logistics (transport and storage) and 

wholesale and retail, as well as in food processing. 
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4.29 In terms of future supply, employment land has been identified within the 

Forest Heath Site Allocation Local Plan (April 2016 Consultation) to meet 

future needs in the District and this takes the form of extensions to existing 

industrial estates (such as in Mildenhall and Newmarket) and standalone 

allocations to support new industrial estates/business parks (such as those at 

Red Lodge). Many of these sites are specifically intended to capitalise upon 

future growth opportunities afforded by the A11 corridor improvements. From a 

market perspective, some of these sites are considered to be more attractive 

and deliverable than others. For example, the various sites at Red Lodge 

would appear to represent the most untested location in property market terms, 

with a limited existing critical mass as a business location.  

4.30 Some of these sites are likely to face strong competition from other strategic 

employment proposals and sites both within the District and outside of it within 

the wider sub-region, including Stowmarket EAST offering up to 800,000sq.ft.of 

office, manufacturing, storage and distribution space over 22ha; Thetford 

Sustainable Urban Extension offering up to 19.5ha of employment space 

across a 285 ha site to the north of the town; and a 70ha extension of the 

Suffolk Business Park in Bury St Edmunds offering a range of design and build 

options to meet occupier requirements. In light of the commercial viability 

issues noted above, it will be important to focus on those sites and 

opportunities that have the best prospects of attracting industrial development 

over the coming years 

Offices 

4.31 The office market in Forest Heath is weaker than the industrial market, with no 

established, recognised office centres or notable concentrations of office stock 

outside of Newmarket. 

4.32 In contrast with the industrial market, the town of Newmarket operates in 

relative isolation with regards to the office market, with very little overlap or 

flows of office occupiers between the town and nearby locations (with the 

exception of Bury St Edmunds in adjoining St Edmundsbury). The limited 

levels of demand are from a mix of office-based sectors but mainly driven by 

professional services firms and the wider service sector, with some office 

occupiers connected to the horse racing industry. Requirements generally do 

not exceed 15,000sqft, although the majority tend to fall within the range of 

3,000sqft and 5,000sqft and for good quality, modern space. 

4.33 Newmarket has a town centre and out of town office market, with town centre 

stock generally comprising older period buildings and out of town (i.e. 

Newmarket Industrial Estate) tending to accommodate newer, better quality 

stock which commands a slight rent premium. Property market agents note 

that for a number of years the town was characterised by significant amounts 

of vacant office stock although this has changed more recently (including 

through office to residential PDR), with office demand and supply broadly 

reported to be in balance.  
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4.34 The key challenge in the current market is a reported lack of good quality office 

accommodation within Newmarket coupled with a lack of recent office 

development. Echoing the situation in the industrial market, viability remains a 

key barrier to new office development, with achievable rents currently lagging 

behind those required to enable new development. Agents also cite difficulties 

with regards to lease terms, covenant strength and willingness to pay a 

premium for new, top quality space. Over the short term, occupiers are 

reported to be willing to compromise on quality of space, although this may 

change in the future as they become increasingly frustrated by the lack of a 

quality office provision offer. 

4.35 Table 4.1 above illustrates the typical range in asking rents for office space in 

Newmarket and comparator locations. This shows that Cambridge commands 

the highest office rents (up to £34sqft for prime stock) within the wider sub-

region. By comparison, typical office rents in Newmarket are considerably 

lower, but are similar to Bury St Edmunds and Norwich. 

4.36 The recent introduction of Permitted Development Rights (PDR) for change of 

use from office to residential is reported to have so far had a limited impact 

upon the office market in Newmarket. To date, the office space that has been 

lost is considered to have been poorer quality and obsolete stock, and 

generally not fit-for-purpose with regards to the type of office space in demand 

from the town’s occupiers. Forest Heath District Council will need to carefully 

monitor any future losses to consider whether measures should be put in place 

to protect this space or plan for additional provision, particularly if better quality 

provision becomes at risk in future. 

Future Growth Potential of the A11 Corridor 

4.37 As noted above, the A11 represents the key driver of commercial property 

market demand from a Forest Heath perspective. The recent dualling of the 

A11 provides businesses with improved access and connectivity, affording 

shorter journey times to key markets and major conurbations, and as such 

represents a major opportunity for the local authority and its partners to deliver 

economic growth and transformational change. 

4.38 Drawing upon analysis presented within the A11 Growth Corridor Feasibility 

Study and discussions undertaken with local and sub-regional property market 

agents, a summary is provided below of the potential implications, 

opportunities and challenges presented by these improvements with respect to 

the commercial property market. 
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Table 4.2 A11 Corridor Potential implications, Opportunities and Challenges  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source:  A11 Growth Corridor Feasibility Study 2015 (Executive Summary) and NLP analysis 

Needs of Local Businesses 

4.39 A business survey was undertaken as part of the study to gain a better 

understanding of the needs of local businesses operating in the District, and 

the main factors that support and inhibit their growth. This involved a sample of 

11 businesses operating across a range of sectors and locations in Forest 

Heath. A summary of the key findings is set out below. It should be noted that 

only those responses from firms operating within B use class premises have 

been included within the below analysis. The survey findings are intended to 

provide a flavour of the issues affecting B class businesses in Forest Heath 

a The A11 Corridor provides an important base for a wide range of advanced 

manufacturing & engineering and agri-tech companies with considerable 

growth potential. The rationale for the focus on technology with regard to the 

A11 Corridor is its ability to complement the world-class academic and 

research capabilities of Cambridge and Norwich. The barbell type effect of 

the corridor between these economic hubs has the potential to enable 

important connections to be made and exploited within the corridor, 

enhanced by the improved accessibility, journey times, and reliability 

provided by the upgrading works to the A11. 

b In terms of property and development, other areas such as Haverhill and 

Alconbury are already able to offer a range of readily available and serviced 

sites, in direct competition to the A11 ‘Technology Corridor’. It will be 

important therefore for the A11 Technology Corridor to raise its profile, 

identify areas of competitive advantage and to match the offer of its rivals. 

c The A11 Technology Corridor has a range of key assets and USPs which 

need to be actively promoted to create an identity for the area. These include 

a good stock of property and development sites and proximity to the 

“overheating” commercial property market in Cambridge and the Cambridge 

cluster of science parks.  

d The market for inward investment/Foreign Direct Investment (FDI) is 

extremely competitive and the A11 Technology Corridor should align itself 

with the Cambridge brand to improve its chances of success. As part of this, 

the A11 Growth Corridor Feasibility Study recommends that a Marketing and 

Promotion Strategy is prepared to raise its market presence.  

e Within the A11 corridor, individual locations are expected to benefit to varying 

degrees from the improved connectivity and access to markets brought about 

by the recent investment. Thetford in particular is considered to be 

particularly well placed to benefit from these opportunities, due to its existing 

critical mass of warehousing stock and its relative accessibility to the wider 

East Anglia market. By comparison, Mildenhall’s industrial stock is older with 

more of a focus on traditional manufacturing activities. 
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rather than representing a comprehensive overview of business needs in the 

District. 

Business Profile 

4.40 Survey respondents were primarily based in the market town of Newmarket 

(75%) with other responses received from businesses based in Mildenhall. 

Reflecting the existing business base in the District, all of the firms that 

responded were either micro or small sized businesses. However, small sized 

firms were over represented with 62.5% of companies responding employing 

between 10 and 50 people. Respondents have been located within Forest 

Heath for differing amounts of time, although the majority of responses were 

from companies that are well established in Forest Heath. 25% of responses 

were from companies that have been located in Forest Heath under 10 years, 

with around a third from companies that have been located in the District for 

over 20 years.  

Current Business Premises 

4.41 The type of employment site that respondents currently occupy was relatively 

evenly split across town centre locations (37.5%), business/office parks 

(37.5%) and industrial estate/sites (25%). When asked why they were located 

in the District, respondents identified key factors such as the availability of 

skilled labour, availability of premises, transport links, proximity to customers 

as well as the proximity to other businesses. A third of respondents stated that 

affordable rent was not a particularly important factor when it comes to being 

located in Forest Heath, with their presence in Newmarket and proximity to 

skilled labour specifically related to the horse racing industry cited to be more 

important. 

4.42 When looking for suitable sites and premises to expand, upgrade or relocate to 

elsewhere in Forest Heath, just over half of respondents stated that they had 

encountered issues when attempting to do so. A wide range of issues were 

cited in this respect, including the lack of serviced office space and lack of 

available industrial premises, particularly within the Mildenhall Industrial park. 

4.43 An assessment of the current condition of the commercial property market in 

Forest Heath shows a mixed perception exists within the business community 

with regards to the availability of business sites and premises. As shown in 

Figure 4.1, the majority of respondents believe that there is an inadequate 

supply of available sites across a range of locations and sizes in the District.  
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Figure 4.1  Do you think there is currently an adequate supply of sites/ premises in Forest Heath? 

 

Source: NLP analysis 

Future Growth Plans 

4.44 Half of survey respondents indicated that they are considering either 

expanding or relocating their business premises over the next five to ten years. 

Of those with an intention to grow, 50% would like to stay in Forest Heath, 25% 

relocate to another site in the same location, and 25% were not sure. None of 

the survey respondents indicated that they would definitely move out of the 

area to accommodate their expansion or relocation (Figure 4.2). 

Figure 4.2  Do you expect you would be able to find a suitable site/premises to accommodate your 
expansion plans in Forest Heath over the next five to ten years? 

 

Source: NLP analysis 
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Forest Heath as a Business Location 

4.45 One of the survey questions considered infrastructure provision and whether it 

supported the development of businesses in the District, allowing them to grow 

and thrive. Responses were rather mixed with regards to recent improvements 

to the A11, with some considering that the improvements have had a positive 

impact on traffic, and some considering that impacts have been limited, with 

improvements disproportionately benefiting nationally based companies rather 

than local companies. Respondents also referred to improvements being 

required to the road system around Mildenhall and surrounding villages in 

order to support the level of housing growth that has taken place.  

4.46 A quarter of respondents considered that the A14 required significant 

improvement, with Newmarket in particular suffering from congestion with 

frequent periods where the town becomes gridlocked. One of the reasons for 

this was cited to be increased residential development in nearby Cambridge, 

placing increased pressure on the existing transport network. 

4.47 Rail infrastructure was also cited as an issue amongst respondents, with an 

improved rail network considered to be important in further enhancing 

opportunities and accessibility for local businesses. Views on provision of 

digital infrastructure in the District were mixed, indicating that access to high 

speed broadband varies considerably across the District. 

Summary 

4.48 The key points to summarise in terms of commercial property market trends 

and dynamics in Forest Heath are as follows: 

1 Forest Heath is a largely industrial location, with sizeable industrial 

clusters in the key settlements of Newmarket, Mildenhall and Brandon. 

The A11 represents the key commercial property market driver within the 

District, with occupier movement and requirements generally flowing in a 

north-south direction along the A11 corridor.  

2 It is possible to identify a number of distinct economic geographies and 

commercial property market sub-areas all of which exert an influence 

upon occupier demand in the District. These include a Greater 

Cambridge market, Newmarket market and a Mildenhall / Lakenheath / 

Brandon Triangle. 

3 The District is generally perceived as a good industrial location and 

demand covers a range of sectors and premises size bands. New 

development has been very limited in recent years, resulting in a 

tightening supply and low levels of vacancy. Occupiers are having to 

increasingly look at ‘Design & Build’ opportunities or pre-lets although in 

the current climate viability issues are effectively preventing new 

development occurring within the District. 

4 Forest Heath’s office market is comparatively smaller and weaker, with 

Newmarket representing the only significant office centre in the District. It 

operates in relative isolation, with very little overlap or flows of office 
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occupiers between the town and nearby locations. The key challenge is a 

lack of good quality office accommodation coupled with a lack of recent 

office development which continues to be constrained by viability issues.  

5 The recent dualling of the A11 provides a major opportunity for Forest 

Heath and nearby areas to deliver economic growth and transformational 

change and the impact upon the District’s property market, and demand 

for commercial property, could be significant. There is scope to raise 

awareness of the A11 corridor as a business location amongst 

landowners, developers and investors and focus on the area’s USP 

market sectors in order to maximise the commercial development 

opportunities provided by the recent improvements within the context of 

an increasingly competitive environment for investment. 
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5.0 Functional Economic Market Area 

5.1 This section summarises the various Functional Economic Market Areas 

(FEMAs) that operate across Forest Heath and the wider sub-region in order to 

provide an understanding of the various economic relationships, linkages and 

flows which characterise the sub-regional economy. 

Rationale 

5.2 When planning for economic growth, the Government’s Planning Practice 

Guidance (PPG) states that economic needs should be assessed in relation to 

relevant FEMAs, that is, the spatial level at which local economies and markets 

actually operate. In most cases, these will extend beyond existing 

administrative boundaries such as local authority boundaries. 

5.3 The PPG recognises that no single source of data is comprehensive in 

identifying appropriate assessment areas, and highlights a number of factors to 

be considered when assessing and defining relevant FEMAs11, including travel 

to work areas, housing market areas, service markets for consumers and 

transport networks. In order to define a FEMA for Forest Heath, a number of 

these key market and catchment areas are considered, to allow the key drivers 

and dynamics that impact on the local economy to be identified and further 

assessed. These themes are considered in turn below. 

Labour Market Areas 

5.4 The latest commuting flows data from the 2011 Census can be used to define 

Travel to Work Areas (TTWAs) in order to consider the relationship between 

where people live and where they work.  

Commuting Flows 

5.5 Commuting patterns to and from Forest Heath can be analysed using the latest 

travel-to-work flow data from the 2011 Census and Table 5.1 and Figure 5.1 

below summarise a number of key commuting indicators for Forest Heath.  

5.6 In 2011, a total of 11,615 working residents in Forest Heath commuted outside 

the District for their employment, mainly to the adjoining and nearby areas of St 

Edmundsbury, East Cambridgeshire and Cambridge. At the same time, 13,040 

workers commuted into the District for work, mainly from the local authority 

areas of East Cambridgeshire, St Edmundsbury and Breckland. 

5.7 On this basis, Forest Heath is characterised as a net importer of labour, with a 

net inflow of 1,425 workers at the time of the 2011 Census. The self-

containment rate for Forest Heath (i.e. the share of working residents who also 

work within the District) was 63.4% (Table 5.1).  

                                                
11

 PPG Paragraph 012 Reference ID: 2a-012-20140306 
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Table 5.1  2011 Commuting Data for Forest Heath 

Indicator Forest Heath 

Total working residents
†
 31,734 

Total workplace workers* 33,159 

Live and work in authority* 20,119 

Resident self-containment rate* 63.4% 

Out-commuting workers
¥
 11,615 

Top out-commuting destinations 
St Edmundsbury, East 

Cambridgeshire, Cambridge, South 
Cambridgeshire, Breckland 

In-commuting workers 13,040 

Top in-commuting destinations 
East Cambridgeshire, St 
Edmundsbury, Breckland 

Net in-flow of workers 1,425 

Source: 2011 Census / NLP analysis 
 † Includes those that work mainly at or from home, at an offshore installation, outside the UK, 

and with no fixed employment location (in line with ONS guidance on defining resident and 
workplace workforce) 

 * Includes those Forest Heath residents that work mainly at or from home, at an offshore 
installation, and with no fixed employment location (in line with ONS guidance on defining 
resident and workplace workforce) 

 ¥ Includes those Forest Heath residents that work outside the UK (in line with ONS guidance on 
defining resident and workplace workforce) 

Figure 5.1  Travel-to-Work Flows for Forest Heath, 2011 

 

Source: 2011 Census / NLP analysis 
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5.8 More detailed analysis of travel-to-work flows at the Middle Super Output Area 

(MSOA) level shows some key differences in terms of the origin and 

destination locations of in and out commuters to and from Forest Heath.  

5.9 The flow of in-commuters to the District is strongest from authority areas to the 

north and west of Forest Heath, notably King's Lynn and West Norfolk, East 

Cambridgeshire and Breckland. 

5.10 Meanwhile, out commuting flows of working residents are most significant to 

the south and west of the District, to East Cambridgeshire, St Edmundsbury, 

South Cambridgeshire and Cambridge. This emphasises the ‘pull’ effect that 

large commercial centres within the wider sub-region such as Bury St 

Edmunds, Cambridge and Cambridge’s out of town business parks have upon 

Forest Heath’s residents in employment terms. 

5.11 MSOA level commuting flows data also underlines the strong functional 

economic linkages in labour market terms between the town of Newmarket in 

the south west of the District and the City of Cambridge and surrounding 

Cambridgeshire Districts, particularly in out-commuting terms. 

ONS Travel to Work Areas 

5.12 The Office for National Statistics (ONS) defines labour market areas as those 

areas where the majority of the resident population also works in the same 

area. Defining labour market areas requires analysis of commuting flows data 

to identify the Travel to Work Areas (TTWAs) of a local economy. The standard 

definition of TTWAs offered by the ONS is that they are the area from which at 

least 75% of an area’s resident workforce is employed, and at least 75% of the 

people who work in the area also reside. The area must also have a working 

population of at least 3,500. 

5.13 TTWAs represent the area from which local businesses are most likely to 

recruit their employees, while key strategic routes have the ability to extend 

these TTWAs well beyond the immediate sub-region. 

5.14 In 2015, the ONS used 2011 Census data on home and work addresses to 

define 228 TTWAs that cover the whole of the UK. This analysis identifies two 

broad TTWAs that cover Forest Heath, namely Cambridge and Thetford and 

Mildenhall (as illustrated in Figure 5.2). 
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Figure 5.2  Forest Heath Travel to Work Areas, 2011 

 

Source: ONS - Based on 2011 Census commuting data 

5.15 The Cambridge TTWA includes the south western portion of Forest Heath 

District – in and around Newmarket – as well as the city of Cambridge itself, 

large parts of East Cambridgeshire, South Cambridgeshire, parts of Essex 

(such as Harlow) and Hertfordshire (such as Bishop’s Stortford). The 

Cambridge TTWA is one of the largest TTWAs in spatial terms in the greater 

South East. 

5.16 The Thetford and Mildenhall TTWA is geographically smaller than the 

Cambridge TTWA and mainly comprises the Districts of Forest Heath and 

adjoining Breckland. The majority of Forest Heath outside of Newmarket 

therefore falls within the Thetford and Mildenhall TTWA. 

5.17 A comparison of the 2011 based ONS TTWAs with the equivalent analysis 

prepared using 2001 Census commuting data (as summarised in Figure 5.3) 

identifies very little change in the extent of the Thetford and Mildenhall TTWA 

across the ten years but a more marked change in the spatial reach of the 

Cambridge TTWA which now extends much further south into parts of Essex 

and Hertfordshire than in 2001. The reach of the Cambridge TTWA into the 

south western area of Forest Heath (i.e. in and around Newmarket) has not 

however changed over these ten years (Figure 5.3). 
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Figure 5.3  Forest Heath Travel to Work Areas, 2001 

 

Source: ONS - Based on 2001 Census commuting data 

Forest Heath Local Travel to Work Area 

5.18 Commuting data from the 2011 Census also allows travel-to-work patterns to 

be examined at a more detailed geographic scale, with travel-to-work flows 

provided at the Middle Super Output Area (MSOA) level. This level of analysis 

provides a much more detailed understanding of the travel-to-work linkages 

between Forest Heath and other centres within the surrounding sub-region. 

5.19 The most significant destinations for out-commuting employed residents from 

Forest Heath at the MSOA level are concentrated around the key economic 

centres of Cambridge, Bury St Edmunds and to a lesser extent Thetford 

(Figure 5.4), with parts of adjoining East Cambridgeshire, Breckland, St 

Edmundsbury and South Cambridgeshire also attracting sizeable flows of out-

commuters. 

5.20 By comparison, the origins of in-commuting workers to Forest Heath are more 

geographically dispersed when compared with out-commuting destinations. 

The most significant origins for in-commuting workers to Forest Heath are 

concentrated along the border of the authority, including from those MSOAs 

that fall within the authorities of East Cambridgeshire, Breckland and King’s 

Lynn and West Norfolk (Figure 5.5). 
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Figure 5.4  Out-Commuting Flows at MSOA Level for Forest Heath, 2011 

 

Source: Census 2011 / NLP analysis 

Figure 5.5  In-Commuting Flows at MSOA Level for Forest Heath, 2011 

 

Source: Census 2011 / NLP analysis 
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5.21 It is also possible to use the Census 2011 commuting flows data for Forest 

Heath to define a local travel to work area for the authority. This uses the ONS 

definition of a travel to work area being the area from which at least 75% of the 

authority’s resident workforce is employed, and at least 75% of the people who 

work in the authority also reside.  

5.22 The local travel to work area for Forest Heath is presented in Figure 5.6 below, 

with the MSOAs that fall within the authority’s local travel to work area shaded 

in green. It is relatively self-contained and does not reach far beyond the 

authority area itself. Outside of the District boundary, its local TTWA extends 

into southern parts of King’s Lynn and West Norfolk, south western areas of 

Breckland (taking in the town of Thetford along the A11 corridor), western 

areas of St Edmundsbury (including the town of Bury St Edmunds) and also 

eastern parts of East Cambridgeshire. 

Figure 5.6  Local Travel to Work Area for Forest Heath, 2011 

 

Source: Census 2011 / NLP analysis 

5.23 Figure 5.6 also illustrates the influence of Cambridge as a major centre of 

employment for Forest Heath residents, and the influence of the A11 strategic 

corridor in facilitating travel to work flows. 

 

Note: Figures do not 

include working 

residents that work 

mainly at or from 

home, at an 

offshore installation, 

outside the UK, or 

with no fixed 

workplace due to 

ONS data limitations 
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Housing Market Areas 

5.24 Housing market areas are a useful input to the process of considering the 

spatial extent of FEMAs due to the influence they have upon travel-to-work and 

labour market flows. Close relationships typically occur between the 

boundaries of sub-regional housing markets and sub-regional labour markets 

(generally referred to as Travel to Work Areas as explored above). Unless 

resident workers are taking up a job in another location outside an acceptable 

journey time, they are likely to look for somewhere to live within the same 

travel to work area if they move house. 

5.25 The PPG defines a housing market area as: 

“a geographical area defined by household demand and preferences for all 

types of housing, reflecting the key functional linkages between places where 

people live and work. It might be the case that housing market areas overlap.” 

(PPG para 010) 

5.26 In 2013, a Strategic Housing Market Assessment (SHMA) was undertaken for 

the Cambridge sub-region and this analysed a range of economic and housing 

market indicators to define a Cambridge Sub-region Housing Market Area 

(HMA) comprising all of Cambridgeshire and the western part of Suffolk.  

5.27 The spatial extent of the Cambridge HMA is shown in Figure 5.7 below, 

comprising the local authority areas of Cambridge, East Cambridgeshire, 

Fenland, Forest Heath, Huntingdonshire, South Cambridgeshire and St 

Edmundsbury. 

Figure 5.7  Cambridge Sub-region Housing Market Area 

 

Source: Cambridgeshire Insight, 2013 Strategic Housing Market Assessment for the Cambridge housing 

sub‐region 
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5.28 This indicates that from a housing market perspective, Forest Heath shares 

strong economic linkages with adjoining St Edmundsbury and other parts of 

Cambridgeshire, and comparatively weaker economic linkages with other parts 

of Suffolk and Norfolk. 

5.29 More recent analysis of the latest migration and commuting data was 

undertaken by Cambridgeshire County Council Research Group in 201612 and 

this provides up-to-date supporting evidence for the established definition of 

the Cambridge housing market area. 

Commercial Property Market Areas 

5.30 Commercial property market intelligence represents a key element to defining 

FEMAs as the geographical extent of markets can be defined by the location of 

customers, supply chains, competitors (including competing employment 

schemes) and enquiries, as well as the proximity to key transport 

infrastructure.  

5.31 Much of the activity occurring within a commercial property market represents 

the gradual churn of occupiers, as a company’s location can often be largely 

dictated by the need to be easily accessible to where the majority of their staff 

reside.  

Market Geography 

5.32 As noted in section 4.0, the key driver of Forest Heath’s commercial property 

market is industrial activity, facilitated by the presence of two strategic routes 

passing through the District, namely the A11 from London to Norwich and the 

A14 from the Midlands to Ipswich and the East Coast Ports. This strategic 

employment focus upon industrial uses echoes the situation within other parts 

of West Suffolk further along the A14 corridor, including neighbouring St 

Edmundsbury and nearby Mid Suffolk.  

5.33 Within the District, the A11 represents the key commercial property market 

driver, with occupier movement and requirements generally flowing in a north-

south direction along the A11 corridor. This corridor is considered to represent 

an overarching property market area within which the majority of market 

activity and flows occur. These flows extend from Newmarket in the south of 

Forest Heath, through Mildenhall to Thetford (in adjoining Breckland District). 

Within this overarching market area, it is also possible to identify sub-market 

areas such as the Mildenhall / Lakenheath / Brandon triangle to the north of the 

District. 

5.34 Beyond this, the A14 strategic route also represents a significant commercial 

property market corridor within the wider West Suffolk context. Newmarket’s 

position on the A14 means that the town shares a broad property market area 

with other A14 centres including Bury St Edmunds and Cambridge (to a lesser 

extent) and as a result, tends to accommodate the most ‘outwardly facing’ 

                                                
12

 Cambridgeshire County Council Research Group, Forest Heath  Objectively Assessed Housing Need,  January 2016 
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market, attracting demand from a wider geographical area than the smaller 

centres of Mildenhall and Brandon. Other Suffolk centres further eastwards 

along the A14 such as Stowmarket tend to operate within the Felixstowe and 

wider Ipswich market area, with limited overlap or competition with Forest 

Heath towns. Similarly, Norwich is considered to operate within a separate 

property market area to Forest Heath centres, although accessibility has 

improved through the recent A11 upgrade work.  

5.35 Within this context, it is possible to note a divide in property market terms 

between Newmarket - which operates within the “hinterland” of the larger urban 

centre of Cambridge – and the remainder of the District notably the Brandon- 

Lakenheath-Mildenhall Triangle which tend to operate as localised market 

areas. 

5.36 Bringing this analysis together, it is possible to identify a number of distinct 

economic geographies and commercial property market sub-areas that operate 

within and around Forest Heath as follows: 

 Newmarket represents a defined employment location with a critical 

mass of firms within the town centre and northern industrial estate. The 

horse racing industry provides a significant driver of demand for business 

space both directly and through supportive industries. 

 Greater Cambridge has an influence on the southern parts of Forest 

Heath facilitated by the A14 strategic corridor, particularly with regards to 

the presence of some high-tech industries within Newmarket. 

 Mildenhall / Lakenheath / Brandon Triangle is strongly influenced by 

the military activities of the US Air Force and the economic spill-over 

effects that these activities bring. The town of Mildenhall also 

accommodates a major employment location in its own right at the 

Mildenhall Industrial Estate.  

Transport and Communications Connectivity  

5.37 Transport accessibility is strongly linked with the geography of FEMAs, with the 

strategic transport network in particular playing a key role in shaping 

commercial property, labour and housing market flows. Forest Heath is 

uniquely placed at the crossroads of two ‘Growth Corridors’ namely the A11 

and A14 and this provides the District with a strong degree of strategic 

connectivity. The proximity of the District to this network of strategic routes 

plays a key role in shaping the TTWA, housing market and commercial 

property market areas that operate across this part of Suffolk, and links the key 

commercial centres of Newmarket and Mildenhall with Cambridge, Bury St 

Edmunds and Thetford (amongst others). 

5.38 The A14 connects the Port of Felixstowe to the Midlands. The New Anglia 

Strategic Economic Plan notes that with port traffic expected to grow 

significantly over the current decade, major improvements to the A14 further 

down the route at Kettering and Calthorpe in Northamptonshire are underway. 

Meanwhile, the A11 links Norwich to Cambridge and via the M11 to Stansted 
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Airport, the M25 and London. It also creates the major growth corridor in 

Suffolk and Norfolk, with recent dualling work removing a notorious bottleneck 

between Brandon and Thetford. 

5.39 It is important to note that a lack of connectivity between the A11 and A14 

strategic routes (in particular the lack of link capacity between the two roads at 

Junction 38 of the A14) has the potential to provide a constraint on maximising 

the District’s locational advantages and growth opportunities associated with 

recent improvements to the A11 corridor. This is reported to lead to through 

traffic (including HGVs) on local rural roads and within villages between the two 

routes (for example in and around Kentford and Kennet), and this is also 

reflected within Suffolk Chamber of Commerce’s ongoing campaigning for 

improvements to the A14. 

5.40 The Felixstowe to Nuneaton rail route runs parallel to the A14, connecting the 

port to the East Coast and West Coast Mainlines. This is an important line for 

freight and passenger services from Felixstowe, and connects the economies 

in the south of the area to each other and to the east coast mainline at 

Peterborough. 

5.41 Rail routes from Norwich and Ipswich to Cambridge and Norwich and Ipswich 

to Peterborough are recognised by the LEP as being increasingly important for 

businesses and require additional capacity to cater for the LEP area’s growing 

economy. 

5.42 The New Anglia LEP recognise through their Strategic Economic Plan that 

additional capacity is required on the rail and trunk road networks that connect 

the sub-regions’ urban areas to each other and to the rest of the country. 

5.43 Furthermore, the lack of high-speed broadband is viewed as a particular 

challenge in both Norfolk and Suffolk, as both counties have highly-dispersed 

economies with as many businesses in rural areas as in urban areas. A large 

proportion of businesses in the New Anglia area will not be served by 

commercial roll-outs of high speed broadband, which presents a significant 

barrier to economic growth going forward. 

5.44 The Greater Cambridge and Greater Peterborough (GCGP) LEP notes that 

whilst the LEP area is one of the UK’s fastest growing and most dynamic areas 

and makes a strong contribution to UK plc, transport constraints represent a 

key challenge to supporting housing and employment growth and continued 

economic prosperity.  

5.45 In particular, many of the constraints on business and housing growth concern 

transport, including road and rail ‘bottlenecks’ causing congestion and 

unreliable journey times; limitations on the capacity of the rail network; limited 

public transport in rural areas; and east-west connectivity across the LEP area, 

and beyond. 
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Summary  

5.46 Based upon the above assessment of the various FEMAs that operate within 

and across Forest Heath (in terms of commercial property markets, labour 

markets, housing markets and transport connectivity), it is possible to consider 

the spatial extent of the core FEMA for the authority. This core FEMA 

encompasses those local authority areas that the evidence indicates 

consistently have an inter-relationship with Forest Heath. 

5.47 As shown in Figure 5.8, layering the various FEMAs identified for the authority 

on top of one another allows the core FEMA for Forest Heath to be identified. 

Figure 5.8  Core Functional Economic Market Area for Forest Heath 

 

Source: NLP analysis, drawing upon a range of sources 

5.48 This illustrates that Forest Heath’s core FEMA includes a number of 

surrounding local authorities, predominately St Edmundsbury, South 

Cambridgeshire, Cambridge and East Cambridgeshire. Its spatial extent 

reaches slightly beyond the District boundary, taking in the settlements of Bury 

St Edmunds, Cambridge and surrounding areas. Parts of Breckland and King’s 

Lynn and West Norfolk also play a role in influencing the FEMA for Forest 

Heath but to a lesser extent. 
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5.49 Housing market area factors tend to have the greatest influence in shaping the 

western extent of the District’s FEMA, with evidence pointing to a strong 

relationship with Cambridgeshire in housing market terms. Bury St Edmunds 

and Cambridge also feature within Forest Heath’s core FEMA from a labour 

and commercial property market perspective. Notwithstanding this, Forest 

Heath’s core FEMA is relatively self-contained in overall terms, with market 

areas and flows generally not extending too far beyond the authority boundary. 
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6.0 Review of Employment Sites Portfolio 

6.1 This section presents the findings of an assessment of employment land 

supply in the District and considers the characteristics and quality of existing 

and potential employment sites in Forest Heath and their suitability to meet 

future employment development needs. 

6.2 In consultation with the Council it was agreed that the assessment should 

focus on 23 sites that are either currently in employment use or identified as 

potential employment sites within the Forest Heath Site Allocations Preferred 

Options Local Plan13 (SALP). In total, these sites amount to just under 349ha 

of land, although this does not take into account site 22 (Land North of A11, 

Red Lodge14). The location of the assessed sites is shown on the map in 

Figure 6.1 below. 

6.3 Each of the 23 identified sites were inspected and assessed by NLP in 

accordance with the former ODPM Guidance on Employment Land Reviews 

and more recent PPG, and assessed against the following key criteria: 

a Strategic and local road access; 

b Proximity to labour and services; 

c Compatibility of adjoining uses; 

d Site size, characteristics and potential development constraints; and 

e Attractiveness to the market, including vacancy and market activity on 

sites. 

6.4 In addition to the above site criteria, the assessment also considered other site 

factors such as their policy status, planning constraints, suitability for specific 

uses, and any key barriers to delivery of undeveloped sites. Although flood risk 

is also considered as a part of this assessment, it is recognised that being in a 

flood zone does not necessarily preclude some types of commercial uses from 

coming forward for development at these employment sites. 

6.5 Individual plans for assessed sites are included in Appendix 5, while details of 

the criteria used to assess these sites are contained in Appendix 6. Tables 

summarising the assessment of each site against these appraisal criteria are 

also included at Appendix 7.  

6.6 It should be noted that the assessment process in itself does not necessarily 

give a complete picture of the local significance of certain sites. For example a 

site could be assessed to have the potential to satisfy particular business and 

sector needs (i.e. which can be important reasons for retaining the site) even if 

it does not perform well against conventional site assessment criteria. A wider 

commentary is therefore provided on each site below to supplement the formal 

scoring exercise. 

                                                
13

 Forest Heath District Council, Site Allocation Local Plan: Preferred Options Consultation, April 2016 
14

 As there is no specific site boundary at this stage, the site size cannot be accurately determined and therefore is excluded 

from this total 
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Figure 6.1  Map of Forest Heath Sites Assessed 

 

Source: NLP 
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6.7 It is also important to note that the assessment is based on current conditions 

and intrinsic qualities of sites and that the associated scoring has been derived 

on this basis. It is possible that the scoring and relative rankings of sites could 

change in the future if measures were put into place to enhance their 

functioning as employment sites, for example through new infrastructure and 

servicing).  

Proposed Employment Allocations 

6.8 Within the Forest Heath Site Allocation Local Plan (April 2016 Consultation), 

three sites are identified as the Council’s preferred options for General 

Employment Area designation through Policy EM1. These three sites are 

considered in turn below. 

EM1(a) Mildenhall Academy and Dome Leisure Centre Site, Mildenhall [1] 

6.9 The site covers 4.05ha and is located on the south eastern periphery of 

Mildenhall. The site enjoys direct access onto the A1101, allowing access to 

the A11 within a few minutes’ drive. There are multiple bus routes that serve 

the site which operate on a roughly half hourly basis. The site is well buffered 

by treelines to both the road and residential area to the west and has a large 

amount of on-site parking. 

6.10 Despite its proximity to the A11, the site is located away from the existing 

cluster of employment activity in and around Mildenhall’s northern industrial 

estate, and therefore represents an untested location in commercial property 

market terms. This represents a key risk to the site coming forward for 

employment development at least over the short term, particularly while other 

sites closer to the town’s existing core of business space also become 

available for new development (such as sites 15 and 20). 

EM1(b) St. Ledger, Newmarket [2] 

6.11 The site is 1.6ha in size and has strong strategic road access, with the A11 

located within a few hundred metres of the site. The location of the site 

adjacent to Newmarket Business Park would indicate that this is an appropriate 

location for new employment development (for example as part of an extension 

of the existing Business Park), and the strong road links would facilitate 

logistics uses in particular (as indicated within the SALP). 

6.12 The site has been cleared of any previous hardstanding although it is starting 

to become overgrown, and along the boundary there are significant quantities 

of earth which would represent a barrier to immediate development in the short 

term, with some site landscaping required. 

EM1(c) Approach to Red Lodge [3] 

6.13 The SALP proposes B1 and B2 use on this site which covers 4.1ha and sits 

adjacent to the A11 Red Lodge Bypass. Strategic road access is very strong, 
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and a bus stop is located within a short distance of the site; however it is 

infrequent and currently operates only on an hourly basis. The site is self-

contained, with the road network providing a buffer between it and the 

residential development to the south east. The site has no hardstanding and is 

level which suggests that there are no obvious physical constraints to 

development.  

6.14 The settlement of Red Lodge lacks an existing critical mass of employment/B 

class activity and role/perception as a business location which makes the 

prospect of employment development on this site unlikely at least over the 

short term until the settlement becomes more established and attractive as a 

business location. 

6.15 Although the site was identified by the Council as a preferred option for 

General Employment Area designation through the Site Allocations Preferred 

Options Local Plan (April 2016), planning permission has subsequently been 

granted for 125 residential dwellings in September 2016. Should this 

permission be implemented in full, the site will be unavailable to meet future 

employment development needs over the plan period. 

Existing General Employment Areas 

6.16 The Forest Heath Site Allocation Local Plan designates the following sites as 

Existing General Employment Areas under Policy EM2 which will be protected 

for employment purposes. 

EM2(a) Land east of Mildenhall Drove, Beck Row [4] 

6.17 The land to the east of Mildenhall Drove is currently in use as a Business Park 

and is approximately 2ha in size. The site is characterised by a number of 

small units that are generally in poor condition. Roads within the site are poor, 

and units appear to have been crammed in to maximise the developable space 

of the site. As such, a number of the units have little or no parking provision. 

Access to the site is via the A1101 which is approximately a 10 minute drive 

from the A11. However, this requires driving through the towns of Mildenhall 

and Beck Row and the site therefore cannot be considered to have strong 

strategic access. There is also a lack of public transport with no bus or train 

stations within a 30 minute walk. Whilst the quality of units is poor, they appear 

to be meeting a local need with no apparent vacancies. There are no obvious 

short term opportunities for expansion due to farmland at the rear, whilst West 

Suffolk golf centre is located on land opposite the site. 

EM2(b) Land north of Rookery Drive, Beck Row [5] 

6.18 The site is currently occupied by car dismantlers and is 1.2ha in size. The site 

suffers from the same poor road access as EM2(a) which is also located in 

Beck Row, with the track which leads to the site being in fairly poor condition. A 

bus stop is located within a ten minutes’ walk of the site, although given the 

nature of employment that is currently being undertaken at this location (i.e. 
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industrial) it is not considered to be a particularly important factor. The site is 

heavily constrained due to its location, with a Ministry of Defence site located 

to the west, and residential buildings to the east. Overall this is not a 

particularly suitable employment location due to the very poor nature of its road 

access. 

EM2(c) Land at Station Way, Brandon [6] and EM2(d) Land South of 

Railway Line, Brandon [7] 

6.19 These sites have been summarised together due to their contiguous nature, 

sharing many of the same attributes in relation to road access and local 

accessibility. Key differences are however drawn out in the text. 

6.20 Both sites are situated approximately 20 minutes’ drive from the A11 via the 

B1106 (High Street). This is subject to extensive congestion due to commuting 

traffic which is exacerbated by the railway line crossing which can cause 

significant tailbacks. Public transport provision is reasonable, with Brandon 

railway station a short walk away, although services are fairly infrequent with 

one train per hour to both Cambridge and Norwich. Due to their close proximity 

to the High Street both sites enjoy good access to local services but 

subsequently they are also close to residential areas, in particular EM2(d) 

which sits adjacent to a housing estate. 

6.21 Both sites are used for storage and distribution (B8) although EM2(d) has a 

sole occupier rather than a number of small industrial units. The smaller units 

at Station Way appear to be 1980s units of reasonable condition and are fully 

occupied. Concrete building block manufacturer Lignacite is situated south of 

the railway line and occupies the entire site. 

EM2(e) Land south of London road, Brandon [8] and EM2(f) Land south of 

Mile End Road, Brandon [9] 

6.22 These two sites sit adjacent to each other and are located on the south west 

periphery of Brandon. Land south of Mile End Road [9] is a sprawling industrial 

estate that covers just over 23ha and has a wide range of premises of varying 

ages. There appear to be a large number of vacancies on site, with advertising 

boards at the entrance to the site showing that prices have been reduced in an 

attempt to attract market demand for a number of small light industrial units. 

Throughout the site there are further advertising hoardings which show that 

larger floorplates are also for sale, with some vacancies as large as 60,000 

sq.ft. This indicates that the site may not be particularly attractive to the 

market, although it is noted that these plots are for sale rather than for rent. 

6.23 Land south of London Road [8] is a much smaller site (5.85ha) which has a 

large single industrial unit to the rear of the site with significant car parking to 

the front. The site acts as the head office and showground for Omar Group 

Limited. The small office building is of reasonable quality, and the road access 

within the site is good which runs the full length of the site, providing access to 

the showground area at the back. 
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6.24 Both sites have direct access to the A1065 and are approximately 15 minutes’ 

drive from the A11. This road can become highly congested due to the close 

proximity of a large housing development on the opposite side of the road. 

There is also a Tesco metro within a short walking distance. Overall, it would 

appear that these employment sites represent average quality employment 

locations. Relatively high vacancy levels are a potential issue however, and the 

solely occupied site south of London Road could prove problematic to find 

another occupier if it were to become vacant. 

EM2(g) Land south of Swan Lane, Exning [10]  

6.25 This is a small site (0.66ha) that is located towards the centre of Exning and is 

accessed via the B1103. Access to the site is poor, with the local road network 

consisting of narrow streets with significant levels of on street parking, due to 

the surrounding residential use. Strategic access is strong however, with the 

settlement of Exning located within close proximity to the Newmarket bypass 

and A11. Due to the small size of the settlement, local services are limited and 

the site is surrounded by residential uses. One of the industrial units’ fronts out 

onto Chapel St, a highly residential road and the light industrial use appears to 

be fairly incompatible with the surrounding uses. As such, this site does not 

score particularly highly as an employment location; however the units are fully 

occupied and would appear to be meeting a local need for low cost industrial 

uses. 

EM2(h) Land south of Bury Road, Lanwades Business Park, Kentford [11] 

6.26 Lanwades Business Park (3ha) is situated within a short distance (0.6miles) 

from Kennett railway station although this provides a relatively infrequent 

service to Ipswich and Cambridge, and bus links to the site are also poor. 

However, strategic road access is strong, with the A14 under a ten minute 

drive away heading eastwards towards Bury St Edmunds and a five minute 

drive from Junction 38 of the A11 (Red Lodge bypass). There is some 

residential use to the rear of the site but generally the site is well contained and 

buffered from other uses. Units on the site are mixed with some very low 

quality industrial units ranging to reasonably good quality office premises. The 

site is characterised by low vacancy rates and the wide range of floorspace 

offering would appear to be meeting a local market demand. 

EM2(i) Land south of Gazeley Road, Kentford [12] 

6.27 The site is located a short distance from the A14 and covers an area of 0.94ha. 

There are two units on site, with the first a very large distribution unit operated 

by Fothergills seeds, and the second a reasonably sized light industrial unit. 

Access to the strategic road network is strong, with the site enjoying similarly 

short driving times to both the A11 and A14 as Lanwades Business Park. 

6.28 The units appear to be in good condition and are fully occupied, although given 

the size of the distribution unit that Fothergills is occupying, it is unclear 
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whether the market would be able to attract another operator of a similar size 

to occupy such a large unit if it became vacant. 

EM2(j) Land north of Station Road, Lakenheath [13] 

6.29 The site situated just north of the settlement of Lakenheath has very poor 

strategic road access, with the local road network consisting of the B112 

which, whilst providing access to the A11, traverses both the villages of 

Lakenheath and Eriswell in order to access the closest junction which makes 

the site unsuitable for large industrial or logistics uses. Public transport links 

are poor, with no local bus stops, and although Lakenheath train station is 

within a 15 minute walk, train service frequency is very low, with no services 

stopping on weekdays. 

6.30 The site is well positioned with regard to nearby uses, with no obviously 

incompatible uses to the west of the site with an old nursery currently 

unoccupied and the rear of the site is undeveloped. The site totals 6.5ha and 

there appears to be potential for more of the site to be developed. The units 

are of reasonable quality and there is a large occupier on site (Impressions 

Imaging) which boosts the market image. 

EM2(k) Industrial Estate north of the settlement, Mildenhall [14] 

6.31 This site represents one of the largest industrial areas in the District, covering 

an area of just below 45ha and is situated on the northern periphery of 

Mildenhall, adjacent to Mildenhall airfield. Strategic access is good, with only a 

short drive to the A11. However, in order to reach the A11 it is necessary to 

pass through the centre of Mildenhall which runs alongside residential 

neighbourhoods. 

6.32 Public transport is also strong, with a number of bus stops within walking 

distance of the site which have access to a regular service. Due to the 

sprawling nature of the site the southern and eastern end of the site does sit 

adjacent to residential areas. However, the majority of the site is located away 

from residential areas, and roads within the site are large and uncongested, 

which is aided by the high amount of on-site parking that is available. Whilst 

this is a strong employment location, most of the current plots are built out and 

expansion opportunities appear to be limited (beyond site 15 described below) 

due to the presence of residential use to the south and east, with Mildenhall 

Airfield to the north. 

EM2(l) Industrial Estate extension, Mildenhall [15] 

6.33 This expansion area situated on the western flank of the industrial estate is 

considered to represent a similarly strong employment area which will have 

direct access onto James Carter Road, one of the largest roads within the 

industrial estate. The extension is located on open countryside, and given its 

proximity to the existing industrial site, would appear to be well suited to 

accommodating new employment floorspace in future. 
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EM2(m) Industrial Estate north of the settlement, Newmarket [16] 

6.34 The site covers an area of just under 48ha and is currently operating as a 

combination of three main business parks. These include Newmarket Business 

Park which has a retail offering at the front of the site, with two more industrial 

focused areas to the rear of the site; the Studlands Industrial Estate and the 

Mudlands Park Industrial Estate. The site has strong strategic road access, 

with the A14 (Newmarket Bypass) within a few hundred metres although this 

provides better access for the retail units. In order for traffic to enter the 

industrial estates it is either necessary to drive through the business park or to 

utilise a second arterial road on the western edge of the site. This leads onto 

the B1103 which then routes through the village of Exning in order to gain 

access onto the Newmarket Bypass. 

6.35 The units on site appear to be of reasonable to good quality and there is 

modern office space available with some high quality large floorplates. The site 

is bounded on all sides by residential use however, and there is little scope for 

future expansion apart from a small parcel of land to the north which is 

considered in further detail above (see site 2). 

EM2(n) North of the settlement, Red Lodge [17] 

6.36 This site accommodates the Kings Warren Business Park which is 

predominantly occupied by Hamelin Brands Limited. This location benefits from 

excellent links to the strategic road network, with the link road and roundabout 

providing recent additions to the road network and act as wide access roads in 

very good condition. Given the lack of other uses in close proximity to the site 

and the strong transport links, the site appears to be well suited to catering for 

the mix of office and logistics uses currently accommodated here. The units on 

site are modern and of high quality, so in this respect the site appears to be 

attractive in market terms. 

EM2(o) Land south of Bury Road, Kentford [18] 

6.37 This is a very small site (0.26ha) that is located just west of Lanwades 

Business Park. The site is surrounded by extensive residential development, 

with a new housing development having recently taken place adjacent to the 

veterinary centre which is extending further up Jeddah Road. The nature of 

employment use that is currently on site appears to be suitable with that of the 

surrounding area, however due to the prevalence of housing development 

around the site, it is unlikely that it could be used for anything other than B1 

use in future if it were to be taken up by a different occupier. 

Proposed Mixed Use Allocations 

6.38 The Forest Heath Site Allocation Local Plan proposes a number of mixed use 

allocations in the District, three of which are expected to make an important 

contribution to overall employment provision over the plan period. These 

proposed mixed use allocations are considered in turn below. 
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K1(a) Land West of Herringswell Road, Kentford [19] 

6.39 This site is proposed to be allocated through the SALP for residential and 

mixed use development under Policy K1. This mixed use is expected to include 

60 dwellings and B1 office uses based on a planning application approved in 

June 2015 to include 579sq.m of B1 office employment space. 

6.40 This site of just under 3.7ha is located adjacent to residential uses and would 

sit between the residential neighbourhood at the northern part of Kentford and 

the A14. Despite being in such close proximity to the strategic road network it 

would be necessary to drive through the middle of Kentford in order to access 

it which involves traversing narrow streets and B roads. The presence of a 

local bus stop also helps to increase the viability of the site for office use (as 

proposed by the 2015 planning permission).  

M1(a) Land West of Mildenhall [20] 

6.41 This 95ha site comprises a large expanse of agricultural land to the west of 

Mildenhall. Through Policy M1 of the Site Allocation Local Plan, the Council 

proposes to allocate the site for appropriate mixed use development to include 

1,250 dwellings, schools, leisure facilities and public services and a minimum 

of 2.6 ha for employment uses. 

6.42 The northern edge of the site borders the Mildenhall Industrial Estate and 

would therefore appear to represent a suitable location for new employment 

development as part of the next phase of development of the Mildenhall 

Industrial Estate. The centre and southern edge of the site would be less 

suitable for employment uses due to the lack of public transport links, and 

close proximity to heavily residential areas. 

N1(c) Hatchfield Farm, Newmarket [21] 

6.43 The site lies on the north eastern periphery of Newmarket and covers 64.7ha in 

total. The allowance for some provision of employment uses would appear 

appropriate given the site’s close proximity to the A14 Newmarket Bypass and 

existing employment area at Newmarket Business Park. 

6.44 A minimum of 5ha of employment land was proposed at Hatchfield Farm as 

part of a mixed use development to include 400 dwellings, and a 1.5ha school 

site.  Following the Secretary of State’s decision in September 2016 to refuse 

planning permission for housing on the site, there is now uncertainty about 

deliverability of the 5ha of B1 / B2 employment land which formed part of this 

mixed use allocation in the Council’s Site Allocations Preferred Options Local 

Plan (April 2016). 

RL Land North of A11, Red Lodge [22] and RL2(a) Land North of Acorn 

Way, Red Lodge [23] 

6.45 There is currently no specified site boundary for the land north of A11 and the 

Council is seeking views through the SALP consultation as to whether an 
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additional area of land to the north of the A11 in Red Lodge is an appropriate 

location for employment growth going forward. In the absence of a specific site 

boundary, it is difficult to draw firm conclusions with regards to appropriate 

proximate uses. However, in broad terms, the site would appear to be suited to 

employment use having excellent strategic road access being located on the 

A11 and relatively few other identified constraints. 

6.46 Through Policy RL2 of the Site Allocation Local Plan, the 27.4ha Land north of 

Acorn Way site is proposed to be allocated for mixed use development to 

include 300 dwellings, 8ha of employment land and 2ha for new primary 

school. The SALP states that applications for planning permission will only be 

determined once the masterplan for the whole site has been approved by the 

LPA. 

6.47 This site has similar strengths to the land north of A11 site/area with regard to 

strategic road access, and would also benefit from close proximity to local 

services, being relatively close to the centre of Red Lodge. As noted 

previously, the settlement of Red Lodge lacks an existing critical mass of 

employment activity and the prospect of employment development of the scale 

proposed (i.e. 8ha) on the site is considered to be limited at least over the short 

term until the settlement becomes more established and attractive as a 

business location. 

 

Summary 

6.48 Overall, the assessment of identified employment sites in Forest Heath 

indicates that the District contains a reasonable mix of sites of different quality 

and type, although there are only a few locations with any notable stock of 

modern, Grade A floorspace. The employment sites that were assessed as 

part of this study cover a total area of just under 349ha, although this excludes 

the site at Land North of A11, Red Lodge. All of these sites feature within the 

Site Allocations Local Plan consultation document (April 2016) either as 

protected General Employment Areas, Proposed Employment Allocations or 

Proposed Mixed Use Allocations. 

6.49 A wide range of employment sites in Forest Heath rely heavily on their 

proximity to the A11 corridor (and connected A14 Newmarket Bypass) for 

strategic road access, providing a route down to London in the South and 

Norwich in the East.  Located away from this road infrastructure, employment 

sites struggle to represent strong locations for employment use as the 

transport infrastructure is not in place to support them. As a result, many of 

these sites inevitably support very localised occupiers and activity and in some 

locations it is not clear that if a site became available (particularly a poorer 

quality, legacy site), it would be in demand from other occupiers seeking 

premises in the District.  

6.50 Vacancy levels across the employment (particularly industrial) sites also 

appear to generally be low, despite some of the industrial sites having 

relatively poor road access and quality of units. As such, they appear to be 
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meeting a local need. This demonstrates that there is demand in the local 

market for industrial space which is affordable. It is also indicative of a varied 

local market demand which can support the occupancy of both new Grade A 

development such as that at Kings Warren Business Park, and smaller, lower 

quality units dispersed across the District. 

6.51 The combination of proposed new employment allocations and mixed use 

allocations have the potential to provide a significant amount of space in the 

District for new employment development over the plan period, providing the 

opportunity for new, high quality business development in areas of the District 

that generally attract good levels of market demand. However, the extent to 

which these sites offer prospects for new development over the short, medium 

or longer term varies considerably by location and this issue is considered in 

further detail in Chapter 8.0 within the context of balancing employment land 

demand and supply. 
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7.0 Future Requirements for Employment Space 

7.1 This section considers future economic growth needs in Forest Heath by 

drawing on several methodologies that are guided by the PPG. These 

scenarios are used to inform the assessment of the District’s future 

employment land needs for office and industrial (i.e. manufacturing and 

distribution) uses over the study period to 2031. 

Methodology 

7.2 The NPPF requires local authorities to “set out a clear economic vision and 

strategy for their area which positively and proactively encourages sustainable 

economic growth” (para 21). Considering this in evidence base terms, this 

should be underpinned by a “clear understanding of business needs within the 

economic markets operating in and across their area” (para 160). 

7.3 Within this context, a number of potential future economic scenarios have been 

developed in this study to provide a framework for considering future economic 

growth needs and B class employment space requirements in Forest Heath up 

to 2031. In line with PPG, these future scenarios draw upon: 

1 Projections of employment growth in the main B class sectors (labour 

demand) derived from economic forecasts produced by the latest East of 

England Forecasting Model (EEFM 2016). An alternative, higher job 

growth scenario has also been considered which explores the 

employment and spatial implications associated with a number of 

potential employment sites that could come forward for development as 

part of the A11 Growth Corridor project; 

2 Estimating future growth of local labour supply drawing upon population 

projections developed in the Cambridge Sub-region Strategic Housing 

Market Assessment (SHMA) (2013) and updated in 2016 to take account 

of the latest forecasts and projections; and 

3 Consideration of past trends in completions of employment space 

based on monitoring data collected by Forest Heath District Council, and 

how these trends might change in the future. Due to concerns regarding 

the accuracy/consistency of the past take up data provided by the 

Council (as noted in section 3.0), past trends in completions have been 

used as a sensitivity test to the more detailed labour demand and supply 

forecasting work. 

7.4 All these approaches have limitations and consideration needs to be given as 

to how appropriate each is to the circumstances in Forest Heath. Further, to be 

robust, the economic growth potential and likely demand for employment 

space in Forest Heath needs to be assessed under a variety of future 

scenarios, to reflect both lower and higher growth conditions that could arise in 

the future. 
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7.5 It should also be noted that the ultimate judgement as to the level of need that 

Forest Heath should plan for is not purely quantitative, and that there will be a 

number of qualitative factors to consider (discussed in other sections of the 

report). These factors will influence the employment space requirements that 

will need to be planned for, and should be considered alongside the following 

modelled scenarios. 

A. Forecasts of Job Growth 

7.6 Forecasts of employment growth in Forest Heath to 2031 were obtained from 

the 2016 release of the East of England Forecasting Model (EEFM), which 

takes into account recent regional and national macroeconomic assumptions.  

7.7 It is important to note that there are inherent limitations to the use of economic 

forecasts of this type, particularly within the context of recent economic and 

political changes. National macroeconomic assumptions are taken as the 

starting point and then modelled down to the regional and local levels by 

reference to the existing economic profile and sectoral composition of an area. 

Local level data is less comprehensive and reliable than at national and 

regional levels, which can affect how the modelling is calibrated. Similarly, top-

down forecasts do not take account of specific local factors that might influence 

employment growth. However forecasts are seen as a valuable input to 

indicate the broad scale and direction of future economic growth within 

different sectors, which helps assess the future land requirements of a local 

area. 

7.8 Population projections are just one of several inputs used to produce economic 

forecasts both in terms of future changes in working-age population (i.e. which 

directly impacts on the demand for jobs) and total population (i.e. which create 

demand for consumption activities). It is important to note that population 

projections are frequently revised, as are assumptions around future working-

age populations, economic activity rates and national changes to the pension 

age. 

Scenario 1: Baseline Job Growth 

7.9 The forecasts of job growth by sector reflect recent trends and are based upon 

projections at the regional level, and how sectors within Forest Heath have 

fared relative to historic growth in the region. EEFM forecasts are based on 

observed past trends. For example, where particular sectors have performed 

well compared with the regional average (i.e. East of England) the forecasts 

generally assume that these sectors will continue to drive growth within the 

District in the future. These projections also reflect the current post-recession 

economic climate but do not reflect the recent UK referendum vote to leave the 

European Union (EU). 

7.10 These projections indicate overall growth of 2,450 workforce jobs for Forest 

Heath over the 20 year period (Table 7.2), equivalent to around 123 jobs per 

year on average. Table 7.1 shows the fastest growing sectors under this 
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scenario, alongside those that are expected to see a decline in employment. A 

full breakdown of baseline job growth by sector (i.e. including non B class 

sectors) is provided in Appendix 9. 

Table 7.1  Fastest Growing and Declining Employment Sectors in Forest Heath, 2011 - 2031 

EEFM Sector Use 
Class 

Employment 
Change 

(2011 - 2031) 

% Change 
(2011 - 2031) 

Accommodation & Food Services  + 1,635 + 54.7% 

Professional Services  + 985 + 28.4% 

Health  + 495 + 33.8% 

Recreation  + 335 + 20.6% 

Real Estate  + 185 + 48.8% 

Administrative & Supportive 
Services 

 + 95 + 31.8% 

Wholesale  -160 - 7.7% 

Public Administration & Defence  - 195 - 12.7% 

Other Manufacturing  - 270  - 17.0% 

Source: EEFM 2016 / NLP analysis 
Key: GREEN = B class sector ORANGE = Part B class sector RED = Non B class sector 

7.11 Accommodation & food services and professional services are expected to be 

key drivers of employment growth within the District over the next 20 years, 

while sectors forecast to incur the largest employment losses during this period 

include other manufacturing, public admin and wholesale. 

7.12 The total employment change in Forest Heath resulting from these forecasts is 

shown in Table 7.2 and Figure 7.1, alongside forecast job growth in the B class 

sectors. This includes an allowance for jobs in other non B class sectors that 

generally use office or industrial space (Appendix 8). 

Table 7.2  Forecast Employment Change in Forest Heath, 2011 - 2031 

 
Number of Jobs Change 

(2011 - 2031) 2011 2031 

Offices (B1a/B1b)* 5,130 6,175 +1,045 

Manufacturing (B1c/B2)** 4,825 4,000 -825 

Distribution (B8)*** 2,155 2,005 -150 

Total B Class Jobs 12,110 12,180 +70 

Total Jobs in All Sectors 27,185 29,635 +2,450 

Source: EEFM 2016 / NLP analysis 

Note: * Includes publishing and a proportion of government offices. 

 ** Includes vehicle repairs and some construction activities. 

 *** Includes parts of transport and communication sectors that use industrial land. 
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Figure 7.1  Total and B Class Employment Growth in Forest Heath to 2031 

 

Source: EEFM 2016 / NLP analysis 

7.13 These figures indicate a very low overall net job gain in B class sectors 

equivalent to 70 B class jobs in Forest Heath up to 2031. All of this job growth 

is expected to be in office-based sectors, while both distribution and 

manufacturing based sectors are anticipated to see job losses over the 20 year 

period. 

7.14 This is within the context of total job growth of just 2,450 for the District over 

the plan period, which outside the B class sectors will mainly be in the 

hospitality, healthcare and recreation sectors. It should be noted that these key 

growth sectors will also require additional floorspace to accommodate an 

increase in employment over the period to 2031 (including some conventional 

office space) although as noted previously, the spatial implications of this ‘non-

B class’ growth are considered using different methodologies and other forms 

of technical evidence. 

7.15 The total GVA growth associated with the EEFM employment forecasts for 

Forest Heath equate to a 28.3% rise between 2011 and 2031, or 1.4% per year 

on average over the plan period. In absolute terms, this is equivalent to an 

increase of £278 million over the plan period. 

7.16 This projected net increase of 70 B class jobs up to 2031, which underpins this 

estimate of future employment space needs, is equivalent to an average of 3.5 

additional B class jobs each year. Whilst this figure is low in absolute terms, it 

contrasts with B class employment decline recorded in Forest Heath during the 

period 2001 to 2011, indicating that this negative trajectory of job growth in the 

past is expected to reverse in the District over the period to 2031 (Figure 7.2). 
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Figure 7.2  Annual Job Growth Implied by the EEFM Baseline 

 

Source: EEFM 2016 / NLP analysis 

7.17 The negative historical trend in job growth is also expected to reverse with 

regards to total workforce jobs in Forest Heath (Figure 7.2). On the basis of 

past performance, the baseline job growth scenario could be regarded as a 

more optimistic estimate of employment growth. 

7.18 The B class part of these employment growth forecasts have been converted 

to net future employment space requirements by applying the latest published 

density figures for employment space, which take account of recent trends in 

occupancy for the different B class uses. To estimate space requirements, the 

following average ratios have been applied to job forecasts: 

1 Offices: 1 job per 12.5sq.m for general office space; 

2 Industrial: 1 job per 43sq.m as an average across B1c and B2 uses; and 

3 Warehousing: 1 job per 65sq.m for general, smaller scale warehousing 

(assumed to account for 100% of warehousing stock in Forest Heath). 

7.19 The assumptions are based on latest Homes & Communities Agency (HCA) 

guidance on job density ratios produced in 2015. The guidance takes account 

of recent trends in terms of changing utilisation of employment space, with the 

key change being the more efficient use of office floorspace due to the higher 

frequency of flexible working and hot-desking. This has resulted in a reduction 

in the amount of floorspace per office worker assumed compared to earlier 

guidance. 

7.20 An allowance of 10% is added to all floorspace requirements to reflect normal 

levels of market vacancy in employment space. Where a reduction in jobs is 

forecast (e.g. manufacturing), the associated negative floorspace was halved. 

This reflects that while there may be ongoing manufacturing job losses (e.g. as 

firms use more efficient production approaches), it does not automatically 

follow that all of the existing employment space will be lost. 
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Table 7.3  Net Employment Space Requirements in Forest Heath, 2011 – 2031 (Baseline Job Growth) 

 Floorspace (sq.m) 

Offices (B1a/B1b) 14,380 

Manufacturing (B1c/B2) -17,765 

Distribution (B8) -4,895 

Total B Class -8,280 

Source: NLP analysis 

7.21 As shown in Table 7.3, the resulting net B class floorspace requirement is 

negative, driven by a decline in industrial floorspace which exceeds the gain in 

office floorspace that would be required to accommodate the scale of job 

growth implied by the 2016 EEFM forecasts. 

Scenario 2: A11 Growth Corridor Higher Job Growth 

7.22 An alternative, higher growth scenario has been considered which explores the 

employment and spatial implications associated with a number of potential 

employment sites coming forward for development in Forest Heath over the 

plan period.  

7.23 It draws upon recent technical feasibility work that has been undertaken as part 

of the A11 Growth Corridor project, a major new initiative being progressed by 

the three districts of South Norfolk, Breckland and Forest Heath to establish a 

location for new economic investment activity, capitalising on the significant 

improvements in accessibility arising from the recent £120 million investment in 

the dualling of the A11. Specifically, it considers the additional economic 

growth potential and scale of economic activity that this investment is 

anticipated to support within Forest Heath over the period to 2031. 

7.24 This scenario provides a purely theoretical assessment of the economic 

implications that could arise if four strategic employment sites (either currently 

allocated in the District Local Plan or proposed for allocation through the 

SALP) were to be brought forward in full for development in Forest Heath. 

These sites include Newmarket Business Park, Kings Warren Red Lodge, 

Kings Warren Extension and Approach to Red Lodge, all of which have been 

subject to a suitability appraisal as part of the ELR study (see section 6.0 for 

further details). Corresponding ELR reference numbers for these sites are 2, 

23, 23 (part of) and 3 respectively. 

7.25 The scenario does not take account of potential market demand or delivery 

factors. The resulting employment and spatial requirements associated with 

this alternative scenario are presented in cumulative terms alongside the 

EEFM baseline scenario (i.e. Scenario 1). 

7.26 For modelling purposes, assumptions for each of the four sites have been 

provided by the 2015 A11 Growth Corridor Feasibility Study authors (Bruton 

Knowles and Amion Consulting) for the gross employment floorspace and net 

additional operational employment that could theoretically be accommodated 
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on these sites once fully built out, under Option 3 of the Business Case (the 

approach recommended by the report authors). Estimates of total operational 

employment have been split by the report authors by individual B use class 

(B1, B2 and B8) as summarised in Table 7.4. All of these sites are considered 

by the A11 Growth Corridor Feasibility Study to fall within the 2031 timeframe 

for development, so aligns with this ELR study period. 

Table 7.4  Net additional employment potential of four Forest Heath A11 strategic sites (to 2031) 

 
Net Additional Operational 

Employment 

B1 648 

B2 587 

B8 0 

Total 1,235 

Source: Bruton Knowles and Amion Consulting 

Note: B1 category assumed to relate to office (B1a/b) uses, and B2 and B8 categories assumed to 
relate to industrial uses 

7.27 In employment terms, this A11 Growth Corridor potential site capacity scenario 

would provide the basis for an additional 1,235 jobs (all B class) over and 

above the baseline position by 2031 (Table 7.5), accelerating the level of job 

growth implied by the baseline scenario by a further 50% or 62 jobs per year.  

7.28 All of these additional jobs fall within B class sectors but mainly within those 

sectors expected to occupy office (B1a/b) and manufacturing (B1c/B2) space, 

whilst no change is assumed to the levels of distribution employment growth 

indicated by the baseline scenario (Table 7.4 and 7.5). 

Table 7.5  Forecast Employment Change in Forest Heath 2011-2031 (A11 Growth Corridor Scenario) 

 
Number of Jobs Change 

(2011 - 2031) 2011 2031 

Offices (B1a/B1b)* 5,130 6,823 +1,693 

Manufacturing (B1c/B2)** 4,825 4,587 -238 

Distribution (B8)*** 2,155 2,005 -150 

Total B Class Jobs 12,110 13,415 +1,305 

Total Jobs in All Sectors 27,185 30,870 +3,685 

Source: EEFM 2016 / Bruton Knowles and Amion Consulting / NLP analysis 

Note: * Includes publishing and a proportion of government offices. 

 ** Includes vehicle repairs and some construction activities. 

 *** Includes parts of transport and communication sectors that use industrial land. 

7.29 Employment figures are presented in cumulative terms alongside the EEFM 

2016 baseline scenario figures. The scale and nature of the sites in question 

and their role in supporting the wider A11 Growth Corridor project means that 

they are considered to represent a step change in economic activity which is 

unlikely to be reflected within the baseline EEFM scenario for Forest Heath 

which represents a ‘business as usual’ trajectory of economic growth. 
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7.30 These job number estimates can then be translated into an equivalent 

quantum of B class floorspace that would be required to accommodate the 

operational jobs. The A11 Growth Corridor Feasibility Study provides estimates 

of B class floorspace capacity for each of the four Forest Heath sites 

considered above, so for the purposes of consistency, these estimates have 

been used for the purposes of this analysis rather than applying the same 

standard employment densities used in the job growth based approach 

(Scenario 1). The outputs are summarised in Table 7.6. 

Table 7.6  Net Employment Space Requirements in Forest Heath, 2011 – 2031 (A11 Growth Corridor 
Scenario) 

 Floorspace (sq.m) 

Offices (B1a/B1b) 63,940 

Manufacturing (B1c/B2) 27,480 

Distribution (B8) 2,630 

Total B Class 94,050 

Source: EEFM 2016 / Bruton Knowles and Amion Consulting / NLP analysis 
Note: Floorspace figures are presented in cumulative terms alongside the EEFM 2016 baseline 

scenario figures 

7.31 The effect of this A11 Growth Corridor scenario would be to increase the B 

class floorspace requirement by an additional 102,330sq.m over the study 

period to 2031. Just under half (48%) of this relates to B1 (office) floorspace, 

44% to B2 (manufacturing) space and 7% to B8 (distribution) space. 

7.32 This results in a positive overall net B class floorspace requirement of 

94,050sq.m in total between 2011 and 2031 (Table 7.6), contrasting with a 

negative trajectory of floorspace growth implied by the baseline EEFM scenario 

(Scenario 1).  

7.33 It is important to note a number of limitations and caveats associated with this 

approach to estimating future economic growth and employment land needs. 

Firstly, it represents a site capacity or supply-based estimate of future 

economic growth and should therefore not be confused with demand-based 

approaches (such as those considered in Scenarios 1 and 3). There is no 

guarantee that market demand for the four employment sites in Forest Heath 

will be sufficient to bring forward the scale of B class development outlined 

above in full by 2031. 

7.34 Furthermore, the A11 Growth Corridor Feasibility Study was undertaken to 

support strategic economic development feasibility work within the Corridor by 

the three districts of South Norfolk, Breckland and Forest Heath and was not 

intended to provide a detailed analysis of the B class development potential of 

sites along the Corridor. The alternative scenario presented above should 

therefore be regarded as an illustration of the growth potential of the economy 

under different circumstances rather than forecasts of likely demand or a 

prescriptive requirement for economic planning purposes. 
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B. Future Labour Supply 

7.35 It is also important to take into account how many jobs, and hence how much 

employment space, would be necessary to broadly match forecast growth of 

the resident workforce in the District. In contrast to the labour demand 

approach, this approach focuses on the future supply of labour rather than the 

demand for labour. It then estimates the amount of new jobs needed to match 

the future supply of working-age population, and how much employment space 

would be needed to accommodate these B class jobs. 

Scenario 3: Labour Supply 

7.36 A labour supply based scenario has been considered for Forest Heath based 

on population projections and other demographic assumptions that have been 

used to inform the Objectively Assessed Housing Need (OAN) of 6,800 net 

new dwellings over the plan period 2011-31 (equal to 340 dwpa) for the District 

as part of the Cambridge Sub-region SHMA (2013) and more recent updates to 

this work in 201615. 

7.37 Information on the employed resident population growth associated with this 

level of population growth has been supplied by Cambridgeshire County 

Council. This implies an increase in the number of employed residents in 

Forest Heath from 31,540 in 2011 to 38,470 in 2031, which is equivalent to an 

additional 6,930 employed residents over this 20 year period. These figures 

include all age groups of the population (i.e. regardless of whether they are of 

‘working age’ or not). 

7.38 An adjustment for commuting patterns has been made by NLP based on the 

latest 2011 Census travel-to-work data. These commuting trends for Forest 

Heath are assumed to remain the same for the entirety of the period to 2031, 

meaning that Forest Heath is assumed to continue to operate as a net importer 

of labour. 

7.39 Table 7.7 summarises the resident and workplace labour supply resulting from 

this scenario. Based on the population projections used in the Cambridge Sub-

region SHMA (and 2016 updates to this work) the number of workplace jobs 

required to support the increase in employed persons in Forest Heath assumes 

that one additional job would be required for each additional worker, whilst the 

proportion employed in B class sectors takes into account the existing and 

forecast share of B class jobs to total jobs in the District from the EEFM 

baseline employment forecast data (presented in Scenario 1). 

 

 

 

                                                
15

 This figure was identified in two technical housing needs papers prepared earlier in 2016 (by Cambridgeshire County Council 

Research Group (January 2016) and Peter Brett Associates (February 2016)) and is fractionally below the 350 dwpa figure 
calculated in the Cambridge Sub-region SHMA (2013) 
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Table 7.7  Forecast Labour Supply and Job Requirements for Forest Heath, 2011 - 2031 

 
Average Per Annum 

(2011 - 2031) 
Total Change 
(2011 - 2031) 

Resident Labour Supply 347 6,930 

Workplace Labour Supply 362 7,240 

Office Jobs (B1a/B1b) 109 2,170 

Manufacturing Jobs (B1c/B2) -21 -420 

Distribution Jobs (B8) 6 110 

All B Class Jobs 93 1,860 

Source: Cambridgeshire County Council / NLP analysis 

7.40 This analysis results in a need for 1,860 B class jobs in Forest Heath over the 

20 year study period to 2031, which is equivalent to about 93 additional B class 

jobs per annum on average. Most of these jobs relate to office uses, with a 

small requirement for distribution jobs and a negative requirement for 

manufacturing jobs (Table 7.7). 

7.41 These job numbers can then be translated into estimated requirements for B 

class employment space by applying the same standard employment densities 

used in the job growth based approach, and adding a 10% vacancy allowance. 

Where a reduction in jobs is forecast (i.e. in manufacturing based sectors), the 

associated negative floorspace is halved. 

7.42 Overall future employment floorspace requirements based on meeting the job 

needs of local resident workers would require some 28,740sq.m of B class 

employment floorspace in the District by 2031 (Table 7.8). 

Table 7.8  Net Employment Floorspace Required from Labour Supply Growth, 2011 - 2031 

 Floorspace (sq.m) 

Offices (B1a/B1b) 29,850 

Manufacturing (B1c/B2) -8,995 

Distribution (B8) 7,885 

Total 28,740 

Source: NLP analysis 

7.43 This labour supply based estimate provides a useful benchmark for comparing 

with the demand approach. Based on the SHMA projections, this forecast 

produces a positive space requirement that falls between the negative baseline 

EEFM scenario and the higher A11 Growth Corridor scenario. 

Population Projections 

7.44 Population projections are one of several inputs used to produce economic 

forecasts both in terms of future changes in working-age population (i.e. which 

directly impacts on the demand for jobs) and total population (i.e. which create 

demand for consumption activities). The 2016 EEFM model uses both official 
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projections of natural growth and forecast net migration levels produced by 

Oxford Economics. 

7.45 Meanwhile, population projections used as part of the Cambridge Sub-region 

SHMA (2013) and more recent updates to this work in early 2016 are derived 

from the Government’s 2012 based Sub National Population Projections 

(SNPP). These projections imply a higher level of total population growth than 

those used within the EEFM, and the increase in resident employment 

associated with the 2012 SNPP projections (and resulting OAHN for Forest 

Heath) is therefore also higher than that implied by the 2016 EEFM. 

7.46 The latest available Government SNPP (released in May 2016) are now 2014 

based, and whilst these 2014 based projections post-date the District’s 

technical housing needs work, they also imply a total level of population growth 

to 2031 that is higher than the 2016 EEFM.  

7.47 On this basis, employment and population outputs from the 2016 EEFM can be 

considered to represent a conservative estimate of growth in Forest Heath over 

the study period to 2031, particularly when compared with the latest 

Government demographic projections. 

Summary of Net Employment Space Requirements 

7.48 Drawing together the results from each of the future growth scenarios for 

Forest Heath, the net B class employment floorspace requirements for the 

District over the period 2011 to 2031 reflect a range of potential scenarios.  

7.49 For office floorspace, the requirements range from 14,380sq.m to 63,940sq.m, 

while for industrial floorspace the requirements range from a loss of 

22,660sq.m to a gain of 30,110sq.m (Table 7.9). 

Table 7.9  Net Floorspace Requirements by Scenario to 2031 (sq.m) 

 
7.50 1. Baseline Job 

Growth (2016 
EEFM) 

7.51 2. A11 Growth 
Corridor Higher 

Job Growth 

7.52 3. Labour 
Supply (2012 
Based SNPP) 

Offices (B1a/B1b) 14,380 63,940 29,850 

Industrial 
(B1c/B2/B8) 

-22,660 30,110 -1,110 

All B Uses -8,280 94,050 28,740 

Source: NLP analysis 

7.53 The net B class employment floorspace requirements for Forest Heath 

represent the minimum recommended amount of floorspace that should be 

planned for in the District over the period to 2031. The Council will need to take 

a view on the extent to which additional space should be planned for over and 

above the net requirements, in order to allow for such factors as delays in 

development sites coming forward, an allowance for replacement of ongoing 

losses of employment space during the Local Plan period, and other relevant 

factors in the local market.  
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Net Land Requirements 

7.54 The final step, for all three scenarios, is to translate floorspace into land 

requirements for both office (B1a/B1b) and industrial (B1c/B2/B8) uses. This 

has been calculated by applying appropriate plot ratio assumptions to the net 

floorspace estimates presented above using the following assumptions and 

local adjustment factors to reflect the pattern of development in Forest Heath: 

 Industrial (B1c/B2/B8) – a plot ratio of 0.4 is applied so that a 1 ha site 

would be needed to accommodate a footprint of 4,000sq.m of 

employment floorspace; and 

 Offices (B1a/B1b) – it was assumed that 60% of new floorspace would 

be in lower density, business park developments with a plot ratio of 0.4, 

with 40% in higher density town centre locations at a plot ratio of 2.0. This 

split is considered to broadly reflect the current position in the District. 

7.55 The resulting net land requirements for the three scenarios are set out in Table 

7.10. 

Table 7.10  Net Land Requirements by Scenario to 2031 (ha) 

 
7.56 1. Baseline Job 

Growth (2016 
EEFM) 

7.57 2. A11 Growth 
Corridor Higher 

Job Growth 

7.58 3. Labour 
Supply (2012 
Based SNPP) 

Offices (B1a/B1b) 2.4 10.9 5.1 

Industrial 
(B1c/B2/B8) 

-5.7 7.5 -0.3 

All B Uses -3.3 18.4 4.8 

Source: NLP analysis 

Sensitivity Tests 

7.59 Given the range of potential requirements implied by these different growth 

scenarios, it is useful to compare the employment growth associated with 

these amounts of floorspace and land with employment and floorspace growth 

actually achieved in Forest Heath in recent years. This benchmarking is 

summarised in Figure 7.3 and Table 7.11 below. 

Job Growth 

7.60 It is useful to first compare the employment growth implied by these scenarios 

with employment growth actually achieved in Forest Heath in recent years 

(Figure 7.3).  

7.61 The lowest estimate is based on the 2016 EEFM, driven by a gain in office 

based jobs and an overall loss of industrial jobs. The highest growth estimate 

is based on a labour supply scenario derived from the 2012 SNPP population 

projections which assumes that a relatively high level of job growth would be 

required to match the projected increase in Forest Heath working residents 

over the period to 2031. Again this growth is mainly driven by office based 
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sectors, with some more modest growth in distribution jobs and a decline in 

manufacturing based jobs. 

7.62 The A11 Growth Corridor scenario implies a scale of job growth that falls 

between the EEFM and labour supply approaches, and represents a purely 

theoretical assessment of the economic implications that could arise if four 

strategic employment sites were to be brought forward in full for development 

in Forest Heath.  

Figure 7.3  Annual Job Growth Implied by Scenarios 

 

Source: NLP analysis 

7.63 All three scenarios imply a higher scale of total workforce job growth and B 

class job growth over the study period to 2031 when compared with recent 

employment trends in Forest Heath. As Figure 7.3 shows, the District has been 

recording a decline in overall and B class employment over the 10 years 

between 2001 and 2011. 

Floorspace Growth 

7.64 A similar benchmarking exercise based on B class floorspace growth shows 

that the annual rate of office floorspace growth implied by the A11 Growth 

Corridor and labour supply scenarios is more than double past trends in 

floorspace growth (Table 7.11). Annual office floorspace growth under the 

EEFM baseline scenario is however much lower, and falls below past trends. 

7.65 The implied rate of industrial floorspace growth is expected to significantly 

reduce over the next 20 years when compared with recent trends under the 

baseline EEFM job growth and labour supply scenarios. The A11 Growth 

Corridor scenario stands out as implying future industrial floorspace growth 
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that significantly exceeds past rates of delivery (Table 7.11), due to the focus 

on industrial uses on a number of the strategic A11 employment sites that have 

been considered as part of this scenario. 

Table 7.11  Annual Floorspace Increase Implied by Scenario compared with Past Trends 

B Use 

Annual Average Net Floorspace Increase p.a. 

Baseline EEFM 
(Scenario 1) 

(2011-31) 

A11 Growth 
Corridor 

(Scenario 2) 
(2011-31) 

Labour Supply 
(Scenario 3) 

(2011-31) 

Historic VOA 
Trend 

(2000-12) 

Offices 719 3,197 1,493 1,420 

Industrial -1,133 1,506 -56 580 

Source: VOA 2012 / NLP analysis  Note: Totals rounded 

Planning Requirement  

7.66 Whilst the net employment space requirements presented above represent the 

minimum recommended quantum of employment floorspace to plan for within 

Forest Heath over the study period, the Council will need to take a view on the 

extent to which additional space should be planned for over and above the net 

requirements to allow for factors such as delays in development coming 

forward, for replacing employment space that is lost in future and to take 

account of other market factors. 

7.67 Previously noted limitations with the Council’s monitoring data on historical 

gains and losses of B class space means that it is difficult to quantify the scale 

of additional employment space that should ideally be planned for over and 

above the net floorspace requirements presented above (using a past trend 

based approach), in order to allow for ongoing expected losses of existing B 

class space and delays in development coming forward. 

7.68 In absence of this detailed local level data, the former South East England 

Partnership Board (SEEPB) guidance on employment land assessments 

recommended an allowance that is equivalent to the average time for a site to 

gain planning permission and be developed, typically about two years. This is 

equivalent to 10% of the total 20 year study period for Forest Heath. Table 7.12 

provides an illustration of indicative ‘gross’ land requirements by scenario for 

Forest Heath to 2031 after applying this 10% buffer or margin. 

Table 7.12  Indicative Gross Land Requirements by Scenario to 2031 (ha) 

 
7.69 1. Baseline Job 

Growth (2016 
EEFM) 

7.70 2. A11 Growth 
Corridor Higher 

Job Growth 

7.71 3. Labour 
Supply (2012 
Based SNPP) 

Offices (B1a/B1b) 2.6 12.0 5.6 

Industrial 
(B1c/B2/B8) 

-5.7 8.3 -0.3 

All B Uses -3.1 20.3 5.3 

Source: NLP analysis 
Note: Additional allowance has not been applied where net land requirement is negative 
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Synthesis and Conclusions 

7.72 In interpreting the outputs of this section, regard should be had to PPG 

guidance which states that Local Authorities should develop an idea of future 

economic needs based on a range of data and forecasts of quantitative and 

qualitative need. It is also important to recognise that there are inevitable 

uncertainties and limitations associated with modelling assumptions under the 

future growth scenarios considered. For example, there are some inherent 

limitations to the use of local level economic forecasts, particularly in the 

context of significant recent changes in the economy. Economic forecasts are 

regularly updated and the resulting employment outputs will change over the 

plan period.  

7.73 Three different scenarios of future employment space requirements have been 

considered based on a range of lower and higher growth conditions that could 

arise in the future. For each scenario, the scale of annual job growth is 

expected to increase in Forest Heath over the 20 year period to 2031 when 

compared with past trends of employment decline in the District. 

7.74 The overall net floorspace requirements that have been estimated by the 

scenarios range from -8,280sq.m (under the EEFM baseline job growth 

scenario) to 94,050sq.m (under the A11 Growth Corridor job growth scenario) 

over the 20 year period to 2031. This implies in broad terms a need for 

between -3.3ha and 18.4ha of employment land in net terms. The majority of 

this spatial requirement relates to office (B1a/b) uses. Applying a 10% buffer or 

margin to these net figures – to provide an illustration of indicative gross land 

requirements – increases this range to between -3.1ha and 20.3ha. 

7.75 Given the identified limitations of the economic forecasts provided by the 2016 

EEFM (namely that they represent a conservative estimate of both 

employment and population growth in Forest Heath when compared with the 

latest Government demographic projections), the baseline job growth scenario 

would appear to provide a less robust basis for assessing the employment 

space requirements within the context of planning for growth in the District. 

7.76 A higher growth scenario has also been considered which examines the 

additional employment benefits that could arise from the development of a 

number of strategic employment sites in Forest Heath as a direct result of 

recent improvements to the A11 strategic corridor. It is important to emphasise 

that this higher growth scenario is supply-based (i.e. rather than a measure of 

demand) and therefore there is no certainty that market demand would deliver 

the full quantum of employment floorspace assumed on these sites by 2031. 

7.77 The labour supply based approach (scenario 3) generates the highest overall 

level of employment growth over the period to 2031 and the second highest 

floorspace and land requirement (due to the higher density nature of the 

majority of implied job growth). This scenario reflects a relatively high scale of 

population and household growth implied by the 2012 SNPP which provides a 

key input to this scenario, and importantly, this is higher than population 

projection assumptions that have been fed into the 2016 EEFM. 
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7.78 Within this context, and in light of the NPPF requirement to plan positively for 

growth, it is recommended that the Council consider planning to accommodate 

at least the labour supply based requirement (scenario 3) to ensure that the 

District’s indigenous growth potential (i.e. arising from its resident workforce) is 

not constrained by lack of spatial capacity in future.  

7.79 It has not been possible to develop a future growth scenario for Forest Heath 

based on past trends in completions of employment space continuing due to 

limitations and inconsistencies associated with past take up data provided by 

the Council. However, headline/summary VOA floorspace data has been used 

to sensitivity test the scale of B class floorspace growth implied by the three 

labour demand and supply based scenarios; with the baseline job growth 

scenario implying a lower rate of floorspace delivery than past trends, the A11 

Growth Corridor job growth scenario implying a higher rate than past trends, 

and the labour supply scenario falling in between, with implied B class 

floorspace delivery falling slightly below past trends. 
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8.0 Demand/Supply Balance 

8.1 This section draws together forecasts of future employment land needs in 

Section 7.0 and estimates of land available on the District’s existing and 

allocated employment sites to identify any need for more provision of 

employment space, or surpluses of it, in both quantitative and qualitative terms.   

Quantitative Balance 

8.2 The previous section identified a need for between -8,280sq.m and 

94,050sq.m of employment space up to 2031 in net terms. The land 

requirements associated with this quantum of employment floorspace (after 

applying a 10% buffer or margin) are estimated at between -3.1ha and 20.3ha, 

reflecting a relatively wide variation in the level of growth that could be 

supported by Forest Heath’s economy over the plan period. 

Pipeline Supply 

8.3 The supply of employment space in the development pipeline comes from sites 

that are proposed to be allocated for employment uses through the Forest 

Heath Site Allocation Local Plan (SALP) (April 2016 Consultation) either in part 

or in whole, and from sites with outstanding planning permission for B class 

development (at March 2016). 

8.4 Based on this information and from NLP’s assessment of the District’s 

employment sites portfolio (presented in section 6.0), the space available to 

help meet future needs in Forest Heath is estimated to comprise 21.5ha of B 

class space in net terms as shown in Table 8.1.  

8.5 The majority of available supply (14.7ha or 68%) relates to industrial 

(B1c/B2/B8) uses, with office (B1a/b) uses comprising the remaining 6.8ha (or 

32%).  

8.6 Proposed allocations within the SALP make up the majority (85%) of the 

pipeline supply, with proposed mixed use allocations and proposed 

employment allocations making the greatest contribution. For example, the 

proposed Kings Warren mixed use allocation at Red Lodge comprises 8ha 

(over a third) of the total supply alone. Outstanding planning permissions for B 

class development comprise just 16% of the total pipeline supply, equivalent to 

3.4ha in total. 

8.7 Beyond this identified supply, current levels of vacant employment space being 

marketed do not appear particularly excessive against the ‘normal’ market 

vacancy rate of 10% to enable churn and choice (in fact vacancy levels within 

the District’s B class stock are currently reported to be lower than 10%) and no 

surplus capacity in terms of existing vacant floorspace has been added to the 

supply position. 
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Table 8.1  Emerging Supply of Employment Floorspace in Forest Heath 

Source of Supply Location 

Net Additional Employment Space (ha) 

Offices 
(B1a/B1b) 

Industrial 
(B1c/B2/B8) 

Total 

Existing General 
Employment Areas 

Mildenhall 0.6 1.3 1.9 

Proposed 
Employment 
Allocations 

Mildenhall 2.0 2.0 4.0 

Newmarket - 1.6 1.6 

Proposed Mixed 
Use Allocations 

Mildenhall 0.9 1.7 2.6 

Red Lodge 2.7 5.3 8.0 

Kentford 0.1 - 0.1 

Allocations Sub Total 6.3 11.9 18.2 

Extant Planning 
Permissions              
(as at March 2016) 

Newmarket 0.5 0.7 1.2 

Brandon 0.1 0.6 0.7 

Mildenhall - 1.5 1.5 

Permissions Sub Total 0.5 2.8 3.4 

Total Employment Space
16

 (ha) 6.8 14.7 21.5 

Source: Forest Heath District Council / NLP analysis  

Note: Totals subject to rounding 

 Land figures (in ha) associated with extant planning permissions have been estimated using the 
same plot ratios described in Chapter 7.0 (para 7.54) 

 Extant planning permissions have been cross checked with proposed allocations to ensure that 
there is no double counting of pipeline supply 

8.8 A broad comparison of estimated demand for B Class space against currently 

identified supply, as shown in Table 8.2, implies that Forest Heath would have 

sufficient employment space in quantitative terms up to 2031 to meet the 

needs arising from all three future growth scenarios. The potential surplus of 

space would vary from 1.2ha to 24.6ha depending upon the scenario. 

Table 8.2  Demand/Supply Balance of B Cass Employment Space in Forest Heath (to 2031) 

 
8.9 1. Baseline Job 

Growth (2016 
EEFM) 

8.10 2. A11 Growth 
Corridor Higher 

Job Growth 

8.11 3. Labour 
Supply (2012 
Based SNPP) 

Requirement for B Class 
Space (ha) 

-3.1 20.3 5.3 

Available Employment 
Space (ha) 

21.5 

Surplus (ha) +24.6 +1.2 +16.2 

Source: NLP analysis 

                                                
16

 Supply figure does not take into account site 22 (Land North of A11, Red Lodge) which is identified within the April 2016 

SALP as a potential location for future employment growth 
    Supply figure excludes Red Lodge Approach site which was identified as a proposed employment allocation within the April 
2016 SALP due to the site receiving planning permission for residential development in September 2016; and the employment 
allocation at Hatchfield Farm identified within the April 2016 SALP due to uncertainty about the deliverability of this employment 
land following the Secretary of State’s decision in September 2016 to refuse planning permission for housing on the site 
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8.12 The demand/supply comparison for the A11 Growth Corridor Higher Job 

Growth scenario should be considered with caution due to the way in which the 

scenario has been derived. The total figure of 21.5ha identified employment 

land supply includes a number of strategic employment sites that were 

considered as part of the A11 Growth Corridor Feasibility Study and which 

form the basis of Scenario 2 (in terms of their ability to accommodate B class 

jobs and floorspace over the plan period) within this ELR.  

Needs of Different Employment Uses 

8.13 Ensuring an adequate choice of types of sites is also important to meet the 

needs of different employment sectors and the aims for diversity of 

employment opportunities at different skill levels. Potential supply of 

employment space for both industrial and office uses is therefore compared 

with estimated requirements for these uses.  

8.14 Table 8.3 compares the demand and supply situations for industrial and office 

uses separately. This indicates that there should be enough supply available, 

in purely quantitative terms, to meet industrial needs arising under all three 

demand estimates. The surplus ranges from 6.4ha to 20.4ha depending upon 

the scenario. 

8.15 A similar surplus position is also identified for office uses for two of the three 

scenarios, with a slight shortfall of office space identified under the A11 Growth 

Corridor higher growth scenario (scenario 2). This reflects the particular focus 

of this scenario upon office based sectors. 

Table 8.3  Demand/Supply balance for office and industrial space to 2031 (ha) 

 
8.16 1. Baseline Job 

Growth (2016 
EEFM) 

8.17 2. A11 Growth 
Corridor Higher 

Job Growth 

8.18 3. Labour 
Supply (2012 
Based SNPP) 

Industrial 

Industrial space 
requirement (ha) 

-5.7 8.3 -0.3 

Potential supply of industrial 
space (ha) 

14.7 

Surplus(+)/Shortfall(-) (ha) +20.4 +6.4 +15.0 

Offices 

Office space requirement 
(ha) 

2.6 12.0 5.6 

Potential supply of office 
space (ha) 

6.8 

Surplus(+)/Shortfall(-) (ha) +4.2 -5.2 +1.2 

Source: NLP analysis 

8.19 This analysis assumes that all proposed employment allocations and 

outstanding planning permissions (at March 2016) come forward in full for 

employment development over the plan period. Any deviation from this 
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assumption could reduce the existing surplus of industrial space, or potentially 

result in a deficit of office space under the baseline job growth and labour 

supply based scenarios depending upon the scale of deviation.  

8.20 This comparison makes an allowance for a 10% buffer or margin within the 

demand based requirements although as noted in section 7.0, the Council may 

take a view that additional space should be planned for over and above these 

requirement figures to make additional allowance for factors such as delays in 

development coming forward, for replacing employment space that is lost in 

future and to take account of other qualitative market factors. 

8.21 It should also be noted that not all of the sites included within the identified 

pipeline of supply currently benefit from allocated status and it is recommended 

that the Council revisits the employment land demand/supply balance analysis 

presented here once the Forest Heath Site Allocation Local Plan (SALP) is 

adopted and the status of individual sites is confirmed. 

8.22 An indicative quantum of employment land has been identified by the Council 

through the SALP for a number of mixed-use allocations and this has been 

included within the analysis presented above. This quantity and mix of 

employment land is however subject to change as site specific masterplans 

and delivery strategies are developed and agreed with the Council for these 

mixed use developments. 

Sub-District Distribution 

8.23 Whilst a key aim of this ELR is to estimate employment land requirements for 

the District overall, it is also important to ensure the appropriate distribution of 

allocated sites across Forest Heath to meet future requirements, and to accord 

with market demand. As such, this section provides an overview of market 

views on demand for different uses, locations of stronger/weaker demand 

across the District and seeks to identify where any gaps or mismatches in 

future provision may occur. 

8.24 A summary of the anticipated demand/supply situation over the plan period for 

the District’s main settlements17 is presented in Table 8.4 with a summary by 

sub area provided below. This analysis has been undertaken within the context 

of an identified employment land requirement of between -3.1ha and 20.3ha 

and a quantitative over supply of employment land over the 20 year time period 

2011-2031 in overall B class terms. As noted previously, it is recommended 

that the Council consider planning to accommodate at least the employment 

land requirement associated with the labour supply based scenario, which is 

equivalent to 5.3ha over the plan period. 

 

 

 

 

                                                
17

 As defined by the settlement hierarchy in Policy CS 1 of the 2010 Forest Heath Core Strategy 
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Table 8.4  Comparison of Employment Land Supply and Demand to 2031 by Sub Area 

Sub Area 

Available 
Employment 
Land Supply 

(ha) 

Reported Level of Market 
Demand 

Demand / 
Supply 

Balance to 
2031 Office Industrial 

Newmarket 2.8 Moderate High  

Mildenhall 10.0 
Low/ 

Moderate 
High  

Brandon 0.7 Low 
Low/ 

Moderate 
 

Lakenheath 0.0 Low Low  

Red Lodge 8.0 Low 
Low/ 

Moderate 
 

Elsewhere in the 
District 

0.1 Low 
Low/ 

Moderate 
 

District Total 21.5 
Low/ 

Moderate 
Moderate  

KEY  = adequate supply  = over-supply  

Note: Supply figures do not take into account site 22 (Land North of A11, Red Lodge) which is 
identified within the April 2016 SALP as a potential location for future employment growth 

8.25 Newmarket represents one of Forest Heath’s largest business locations, 

accommodating over half of the District’s office space and around a third of its 

industrial space. The town benefits from strong strategic connectivity and 

continues to represent an attractive location for a wide range of businesses 

including those linked to the horse racing industry in some way. 

8.26 The town accommodates one of the Council’s proposed SALP allocations for 

employment uses (1.6ha proposed employment allocation at St Leger, 

effectively representing an extension to the existing industrial estate to the 

north of the town) which scores relatively well in terms of suitability for 

accommodating employment uses in future. Together with extant planning 

permissions for B class development, this has the potential to provide 

approximately 2.8ha of employment land to meet future needs, which would 

appear to be sufficient given the scale of requirements identified as part of this 

ELR.   

8.27 Mildenhall is home to a significant cluster of businesses with a particular focus 

on industrial uses and accommodates one of the largest stocks of industrial 

space (particularly with regards to manufacturing and workshop space) in the 

District. The town has grown to become a successful and popular industrial 

location characterised by relatively strong market demand. 

8.28 A total of 10ha of employment land supply has been identified in and around 

Mildenhall, spread across Existing General Employment Areas (1.9ha 

extension to Mildenhall Industrial Estate), Proposed Employment Allocations 

(4ha Mildenhall Academy and Dome Leisure Centre site), Proposed Mixed Use 

Allocations (minimum 2.6ha of employment land within Land west of 
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Mildenhall) and 1.5ha of extant planning permissions for B class development 

in the town. In quantitative terms, this supply would appear to be more than 

sufficient in order to meet local business needs, and some of these sites would 

appear to be more suited than others to meeting future needs. For example, 

the extension to Mildenhall Industrial Estate would seem to provide a low risk 

opportunity to accommodate employment expansion within an already 

successful business location, while the position of the Mildenhall Academy and 

Dome Leisure Centre site in an untested market location away from 

Mildenhall’s existing cluster of employment activity represents a key risk to the 

site coming forward for employment development at least over the short term. 

8.29 Brandon plays an important role in servicing Forest Heath’s industrial market 

and accommodates around a fifth of the District’s industrial stock. 

Nevertheless, market demand is reported to be relatively low (partly due to the 

town’s comparatively poor road access and strategic connections) and the 

town tends to operate within a ‘Brandon / Lakenheath / Mildenhall Triangle’ 

which is largely localised in nature.  

8.30 The identified 0.7ha of employment land supply in Brandon comprises a 

number of extant planning permissions for B class developments (including at 

sites on London Road, Twickenham Avenue and Putney Close) and would 

appear to provide a sufficient quantum of supply to meet business needs in the 

town over the plan period.  

8.31 Red Lodge has undergone significant expansion in recent years although the 

focus to date has been on residential development. Whilst the settlement 

currently lacks any critical mass of existing business occupiers and strong 

profile as a business location, over the medium to longer term it has the 

potential to build upon its strategic locational advantage and help to meet wider 

business needs arising along the A11 corridor. 

8.32 The settlement accommodates one of the largest quantums of identified 

employment land supply in Forest Heath, with 8ha located within the Proposed 

Mixed Use Allocation at Kings Warren. Compared with the scale of identified 

future demand, this quantity of employment land supply would appear to be 

higher than what is required in quantitative terms to meet needs over the 

period to 2031. This site represents a longstanding allocation that has failed to 

attract B class development over this time (with the exception of the recent 

Hamelin Brands Limited facility/development) and may come under pressure 

from other uses if it remains undeveloped over the coming months and years. 

8.33 The inclusion of additional land to the north of the A11 in Red Lodge (for which 

a site boundary is not available but the Council is currently considering 

allocating through the SALP) would increase this quantitative surplus further 

although the quality and suitability assessment undertaken as part of this ELR 

suggests that this site is well suited to future employment uses, given its 

excellent strategic road access and location away from existing residential 

areas where amenity issues are a key consideration. 
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8.34 The principle of allocating strategic employment sites at Red Lodge in a 

location which benefits from a strong strategic location on the A11 Growth 

Corridor would provide Forest Heath with the potential to capture footloose 

requirements and investment in a way that other more constrained settlements 

in the District (such as Newmarket) are less likely to be able to do going 

forward. It would also help to facilitate achievement of the Council’s aspiration 

for a sustainable settlement that provides a variety of jobs (as well as shops 

and community services) to cater for the ongoing planned population growth. 

The A11 Growth Corridor Feasibility Study considers that the Kings Warren 

allocation in particular has the potential to establish a Technology Hub to 

capitalise upon higher value investment opportunities that are expected to flow 

from the A11 Corridor’s proximity to Cambridge and Norwich (and their world-

class academic and research capabilities). 

8.35 Over the short to medium term, there are number of risks and challenges 

associated with the ability of Red Lodge’s strategic sites to come forward for 

employment uses (not least in terms of viability). Under an ambitious growth 

scenario whereby the wider economic opportunity associated with the A11 

Growth Corridor is maximised through the allocation of strategic employment 

sites in Red Lodge, it will be important for a robust economic strategy to be put 

in place to clearly evidence the rationale for their allocation, proactively 

consider how barriers to development can be overcome and be clear about the 

type of occupiers and/or sectors that are being targeted (drawing on more 

detailed recommendations set out in A11 Growth Corridor Feasibility Study).  

8.36 Within the context of an identified surplus of employment land available to 

meet future business needs across Forest Heath as a whole, the Council will 

need to be able to demonstrate that there is a reasonable prospect that these 

strategic sites will be able to accommodate B class development over the plan 

period and that existing known constraints can realistically be overcome. This 

may require exploring wider actions such as securing some public funding to 

assist with earlier phases of development. 

8.37 There is considered to be scope to rationalise Red Lodge’s pipeline supply, 

and consolidate this supply into one larger site/location that is better suited to 

meeting business needs over the longer term. Through the SALP, the Council 

is considering whether land to the north of the A11 at Red Lodge is an 

appropriate location for employment growth, and this could provide a good 

opportunity for a new employment site proposition of a genuinely strategic 

scale that does not exist elsewhere in the District and could benefit from its 

location on the A11 to capitalise upon growth corridor opportunities. This could 

also provide the potential to develop a critical mass of business occupiers and 

benefit from a greater level of operational flexibility away from incompatible 

uses such as residential. A clear planning and development strategy would 

need to be in place to provide some certainty about the site’s ability to 

accommodate employment development ideally before any rationalisation of 

other existing sites in Red Lodge occurs. 



  Forest Heath Employment Land Review : Final Report 

 

82     11767112v6 
 

8.38 Elsewhere in the District, the smaller settlements of Lakenheath, Kentford, 

Barton Mills, Exning and Beck Row (amongst others) make up the remaining 

market for B class space, with employment sites dispersed across the District. 

Within these locations, occupier demand is relatively limited and generally 

comes from local businesses and can be very variable by site/location. Across 

these locations, there is estimated to be around 0.1ha of extant planning 

permissions for B class development (comprising a planning permission for 

office uses at Land West of Herringswell Road in Kentford) and this appears 

proportionate to the scale of demand that is likely to arise. 

8.39 Beyond this, it is recommended that the Council continues to adopt a 

responsive approach to supporting rurally based employment activities and 

encourages the conversion and re-use of rural buildings for non-agricultural 

uses in order to grow and diversify the employment offer in Forest Heath’s rural 

economy over the plan period. 

Summary 

8.40 Based on available employment land identified by Forest Heath District Council 

and the site appraisal process undertaken by this study, Forest Heath would 

appear to have sufficient employment space in quantitative terms to meet 

future needs up to 2031 under all three scenarios of future growth considered. 

This demand/supply balance is echoed for both office and industrial uses 

individually, notwithstanding the minor shortfall of office space required to 

accommodate the higher A11 Growth Corridor scenario. 

8.41 The pattern of demand and availability of employment land to meet future 

needs varies significantly across the District’s sub areas and key settlements, 

with Newmarket and Mildenhall attracting the highest levels of occupier 

demand; Mildenhall also accommodates significant amounts of pipeline 

available employment land although future supply in Newmarket is more 

limited. 

8.42 Red Lodge is currently characterised by a more limited level of demand which 

in both quantitative and qualitative terms would appear insufficient to 

necessitate retaining the full quantum of employment land identified as 

available at least over the short term, until a strategy is put in place to evidence 

and demonstrate, from both a quantitative and qualitative perspective, how the 

settlement’s strategic employment allocations can help to meet business needs 

going forward, by rationalising existing supply and by drawing and capitalising 

upon the wider economic and investment opportunity associated with the A11 

Growth Corridor. 

8.43 Elsewhere, the District’s smaller settlements and rural areas play an important 

role in accommodating local business as well as providing affordable 

workspace and retaining home based businesses within the local community. 

While the analysis identifies some available employment land, the provision of 

a positive policy framework that encourages rural enterprise and diversification 

schemes arguably represents the most appropriate way of ensuring that rural 

needs can be met over the plan period. 
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9.0 Conclusions and Policy Implications 

9.1 This section draws together overall conclusions and considers potential policy 

approaches in relation to employment space for the Single Issue Review and 

emerging Site Allocations Local Plan as well as other measures which may be 

required to support Forest Heath’s economic growth objectives.  

Meeting Future Needs 

9.2 The future growth scenarios considered in this study indicate the broad scale 

and type of growth associated with different approaches to modelling 

employment space requirements for Forest Heath over the period 2011 to 

2031. To varying degrees, these scenarios reflect both the indigenous growth 

needs in Forest Heath as well as a degree of footloose demand that operates 

within a wider sub-regional market. ln the context of the NPPF and PPG, the 

policy approach adopted by the Council should aim to positively plan to support 

the employment needs of Forest Heath so that the local economy is not unduly 

constrained over the plan period, but also recognises the issues around land 

supply and competing pressures on available development sites. 

9.3 In order to ensure a flexible and responsive policy framework for the District, it 

will be necessary to not just concentrate on meeting the forecast quantitative 

requirements for office and industrial space in Forest Heath, which will 

fluctuate over time, but to reflect on the opportunities and risks that flow from 

particular policy approaches. This could include how the delivery of B class 

employment land can be prioritised in particular areas and for particular uses, 

or how scope can be created to deliver inward investment opportunities for 

Forest Heath, in particular by drawing and capitalising upon the growth 

opportunities provided by the recent dualling of the A11. The Council should 

also consider the scope to which existing legacy estates and sites in the 

District are no longer productive for employment use and could be better 

placed to support non B class employment uses in the future. 

9.4 In this context, it is important that planning for B class employment growth in 

the District is balanced against pressures from other land uses. B class 

employment space also competes with a wide range of other non B class uses 

(which fall outside of the remit of this study), some of which may also generate 

benefits to the Forest Heath economy or have identified needs that the NPPF 

indicates should also be duly supported. 

9.5 To meet the future requirements for office and industrial space in Forest Heath 

over the period to 2031, it will be necessary for the Council to make choices in 

the Single Issue Review and Site Allocations Local Plan about which 

employment sites to protect or allocate for employment developments or which 

to bring forward as mixed-use schemes either in part or whole. These 

judgements must ultimately take account of the following: 
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1 the local benefits of B class employment sectors and the need to sustain 

a diversified and resilient economy that is able to capitalise on economic 

growth opportunities as they arise; 

2 the economic and market outcomes that would arise if particular sectors 

become displaced from the economy, or are otherwise constrained from 

expanding in the District; 

3 the need to promote growth in high value employment roles in Forest 

Heath that meet the aspirations of resident workers and supports the 

relatively productive nature of the economy; and 

4 the requirement to set targets for delivery of new B class employment 

space particularly on strategic sites to provide clarity and certainty for 

developers, which will require a practical assessment of what the market 

can deliver at any point in time. 

9.6 The policy choices ultimately adopted by the Council should, as far as 

possible, seek to plan for a choice of employment sites and locations to 

support the needs of particular businesses and sectors. In this context, some 

further commentary around the potential options for accommodating the needs 

of the office and industrial market in Forest Heath over the period to 2031 is set 

out below. 

Future Growth Scenarios 

9.7 In line with PPG guidance on undertaking economic development needs 

assessments, three different scenarios of future economic growth in Forest 

Heath have been developed as part of this study. These produce a series of B 

class floorspace requirements that range in net terms from -8,280sq.m (under 

the EEFM baseline job growth scenario) to 94,050sq.m (under the A11 

Corridor higher job growth scenario) over the 20 year period to 2031. In broad 

terms this equates to a need for between -3.3ha and 18.4ha of employment 

land, the majority of which relates to office (B1a/b) uses. Applying a 10% buffer 

or margin to these net figures to allow for flexibility and choice in the local 

market increases this range to between -3.1ha and 20.3ha. 

9.8 As noted in Chapter 7.0, there are limitations associated with the economic 

forecasts provided by the 2016 EEFM (namely that the forecasts do not reflect 

the latest Government demographic projections for Forest Heath which imply 

significantly higher levels of population growth over the plan period) and on this 

basis the baseline job growth scenario is considered to provide a less robust 

basis for assessing employment space requirements within the context of 

planning for growth in the District. 

9.9 It is recommended that the Council considers planning to accommodate at 

least the labour supply based requirement (scenario 3) to ensure that the 

District’s indigenous growth potential (i.e. arising from its resident workforce) is 

not constrained by lack of spatial capacity in future. The labour supply based 

approach generates the highest overall level of employment growth over the 

period to 2031. This implied growth would exceed past job growth trends 



  Forest Heath Employment Land Review : Final Report 

 

11767112v6  P85 
 

recorded in Forest Heath although in B class floorspace terms the scale of 

growth would be slightly lower. The scale of overall employment growth implied 

by the labour supply scenario (7,240) is also similar to the 2010 Core Strategy 

Policy CS6 total job target of 7,300 which forms the basis of the Council’s 

approach to employment and mixed-use allocations within the Site Allocations 

Local Plan. 

9.10 A higher growth A11 Corridor scenario has been prepared which could be used 

as a benchmark or ‘yardstick’ to illustrate the scale of employment growth that 

could potentially be accommodated in the District as part of a proactive 

strategy to maximise the potential of the A11 corridor through delivery of a 

number of strategic employment sites. It does not represent a pure 

assessment of demand and there is no certainty that market demand for these 

employment sites will be sufficient to bring forward the full scale of assumed B 

class development on these sites in full by 2031. 

9.11 It should be noted that the relative balance between future office and industrial 

employment growth (and associated floorspace requirements) is driven to a 

large extent by macro-economic trends, drivers and forecasts which are 

predicated on a structural shift away from industrial sectors of the economy 

towards more services and consumption related activity which tend to be more 

significant users of office space.  

9.12 As noted previously, industrial sectors have an important role to play in 

supporting Forest Heath’s economy, and this is expected to continue in future. 

It is therefore important that quantitative growth forecasts implied by the three 

scenarios presented within this study (all of which imply a decline in industrial 

jobs going forward) are considered alongside the more qualitative feedback 

and local market signals on business needs that have been identified through 

consultation with key property market agents active across the District and 

wider sub-region. For example, this feedback suggests that the supply of 

industrial premises in the District is in short supply and that in the current 

climate viability issues are effectively preventing new development occurring. 

9.13 There will still be demand from occupiers for industrial space in Forest Heath 

over the plan period although this is likely to reflect a macroeconomic shift in 

demand away from manufacturing and heavy industrial uses to distribution, 

logistics and storage, and Forest Heath is well placed to capture these 

opportunities due to its proximity to key strategic transport corridors and routes. 

A key planning issue going forward will also be how to recycle and make better 

use of existing industrial sites to ensure they remain attractive to and viable for 

local industrial occupiers. 

Accommodating Growth 

9.14 In overall quantitative terms, analysis undertaken as part of this study indicates 

that there is sufficient supply in the pipeline to accommodate B class 

floorspace and land requirements under all growth scenarios considered. This 

conclusion assumes that all of the sites that are proposed by the Council 
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(through the Site Allocation Local Plan April 2016 Consultation) for 

employment allocation (either in full or in part) are available to meet business 

needs over the plan period, and any deviation from this assumption may have 

an implication on this overall balance. 

9.15 These proposed allocations have been assessed as part of this ELR in terms 

of suitability to meet future needs and whilst the majority score relatively well 

against these factors, their market attractiveness, likely timescales for delivery 

and scope to meet future needs over the plan period does vary considerably. 

For example, allocations that effectively provide extension/expansion 

opportunities for already successful business locations and sites (such as 

those at Mildenhall and Newmarket industrial estates) would appear to have 

stronger prospects of coming forward given their location within established 

commercial centres which attract the strongest levels of market demand in 

Forest Heath. 

9.16 Meanwhile, proposed employment allocations that are more strategic in nature 

are considered with a greater degree of uncertainty and tend to be located 

within more untested market locations that lack an existing critical mass and 

base of established occupiers. A more pro-active strategy will be needed to 

facilitate delivery of employment development on these sites by agreeing how 

these will come forward, what uses should be accommodated on site and what  

needs to be done to overcome any particular barriers to delivery. 

9.17 For mixed-use allocations, masterplans and delivery strategies should be 

developed to help ensure that the indicative quantum of employment 

floorspace/land suggested by the Council within the Site Allocation Local Plan 

is delivered in practice over the plan period. Without this additional clarity, 

these sites could present a higher risk in terms of their ability to meet business 

needs in Forest Heath. 

9.18 Another key challenge to delivery of employment space in the District – at least 

in the short term – is the viability gap between the cost of building new B class 

space and the level of achievable commercial rents across the majority of the 

District’s settlements. This issue is also acknowledged by the A11 Growth 

Corridor Feasibility Study which suggests that public sector support would be 

required to facilitate the removal of site constraints in a number of locations to 

achieve project viability. The A11 Growth Corridor study also recommends that 

a coherent planning and development framework is established for the Corridor 

which sets out a range of sites specifically allocated for employment uses and 

those sites where mixed uses, particularly residential would be allowed to 

facilitate the provision of key site infrastructure and to address viability issues, 

where appropriate. 

Functional Economic Market Area 

9.19 From a functional economic market area perspective, while Forest Heath is 

considered to be relatively self-contained it does share strong economic 

linkages with surrounding areas and centres, most notably with nearby Bury St 



  Forest Heath Employment Land Review : Final Report 

 

11767112v6  P87 
 

Edmunds, Cambridge and South and East Cambridgeshire (particularly in 

housing market terms).  

9.20 In light of the inevitably nebulous nature of functional economic markets, it is 

helpful for Local Planning Authorities to identify a pragmatic and logical “best 

fit” with these various areas within the context of establishing Local Plan 

evidence and for the purposes of developing policy. Economic development 

needs have been assessed within this ELR for the local authority area of 

Forest Heath in order to inform Local Plan and site allocation policies although 

in reality the flows of labour, residents and businesses operate across 

administrative boundaries and it is important to recognise these flows and 

economic relationships in Duty to Cooperate terms.  

9.21 In particular, the recent dualling of the A11 and connectivity improvements that 

have been facilitated by this investment have the potential to alter these 

geographies and change the spatial extent of Forest Heath’s FEMA by making 

the District more accessible to other parts of Norfolk, Cambridgeshire and 

beyond. Should these accessibility improvements enable Forest Heath to 

operate and compete within a larger property market area/corridor, the ability 

of the Council (through its Local Plan and Site Allocation Local Plan) to provide 

the right sites in the right locations (and protect these sites for employment 

uses) will be a crucial factor if the District is to capitalise upon these ‘step 

change’ economic opportunities. 

A11 Growth Corridor 

9.22 As noted throughout this report, the A11 has historically played an important 

role in driving the commercial property market and economic growth more 

generally in Forest Heath and surrounding areas. The recent investment in 

dualling and establishment of a Growth Corridor project with a key focus on 

high tech activity has potential to enhance this role further and stimulate a 

genuine step change in the scale of economic activity, employment 

development and investment that could be captured in the local economy.  

9.23 Recent technical feasibility work has sought to quantify some of these potential 

impacts which, by their very nature, are not reflected within the EEFM 

‘business as usual’ scenario of future growth in Forest Heath that has been 

considered as part of this ELR study. In conjunction with its partners, the 

Council will need to take a view as to how much of this potential growth should 

be planned for through the Single Issue Review and emerging Site Allocations 

Local Plan and how this aligns with other economic strategy objectives and 

Corporate aspirations.  

9.24 In order to inform this consideration, a ‘higher growth’ A11 scenario has been 

modelled as part of the ELR to provide an illustration of the potential uplift in 

employment and floorspace growth that could be achieved under a pro-active 

strategy to bring forward four strategic employment sites located alongside or 

in close proximity to the A11 in Forest Heath (either currently allocated in the 

District Local Plan or proposed for allocation through the SALP) in full for 

employment development by 2031. 
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9.25 In order to achieve the scale of transformational change identified by the A11 

Growth Corridor Feasibility Study, a number of challenges and barriers to 

development would need to be overcome, not least the viability of proposed 

development which is noted by the A11 Growth Corridor study to be a 

particular issue for two of the four sites in Forest Heath that have been 

included within the A11 higher growth scenario outlined above.  

9.26 The A11 Growth Corridor study also notes that in order to create investment 

confidence it is crucial that the three local authorities of South Norfolk, 

Breckland, and Forest Heath jointly develop a coherent and comprehensive 

approach to delivering the vision for the A11 Technology Corridor, particularly 

on planning and economic development. Specific recommended actions 

include preparing a Marketing and Promotion Strategy to raise the A11 

Corridor’s market presence; preparing an Investment Prospectus; and 

establishing a coherent planning and development framework setting out a 

range of sites specifically allocated for employment uses and those sites where 

mixed uses, particularly residential would be allowed to facilitate the provision 

of key site infrastructure and to address viability issues, where appropriate. 

This may also require exploring wider actions such as securing some public 

funding to assist with earlier phases of development. 

Constructing a Delivery Trajectory for Employment Sites 

9.27 In light of the scale of employment land that has the potential to become 

available for use over the study period (if allocated through the Forest Heath 

Site Allocation Local Plan) and the resulting surplus of employment land likely 

to arise under all three growth scenarios considered by this study, there is a 

need for the District to identify a realistic delivery trajectory for these 

employment sites and to understand which sites offer the greatest prospects of 

accommodating B class development over the period to 2031. This may 

involve rationalising the District’s existing supply (including longstanding 

allocations) in locations like Red Lodge and consolidating this supply into sites 

and locations that are most suited to meeting business needs over the plan 

period, including footloose needs and investment flowing along the A11 

corridor. 

9.28 As noted previously, some of these proposed allocations (such as extensions 

to existing, successful industrial estates) represent relatively low risk 

opportunities that could be expected to support new employment development 

over the short to medium term. However, mixed use allocations (that 

incorporate an element of employment uses) are likely to represent higher risk, 

longer term development opportunities that require an element of 

masterplanning work to be completed before any development can commence. 

9.29 Accordingly, it is recommended that the Council should evidence how its 

portfolio of allocations and other development opportunities will support 

delivery of new space over the short, medium and long-term (structured 

broadly in five year periods). This accords with the approach set out in the 
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former SEEPB guidance on employment land assessments which encouraged 

local authorities to demonstrate a five-year rolling supply of employment land.  

9.30 Where any gaps are identified, the Council will want to consider options for 

how this can be addressed (potentially in the form of new allocations). It is 

helpful for sites to be assessed on a consistent basis in order to determine at 

broadly what point in the Plan period they may become available, and how 

important any individual site is for meeting either office or industrial needs 

within any rolling five-year period. It will also be important in establishing any 

potential mismatch between identified allocations and those areas of the 

District that attract the strongest levels of market demand. 

9.31 In determining the likely timing and availability of land, this delivery trajectory 

should have regard to: 

a the planning status of sites (extant planning permission, allocation etc); 

b development constraints/costs and known requirements for infrastructure 

(more detailed assessment work may be required); 

c current developer/landowner aspirations; and 

d market delivery and viability factors. 

9.32 The assessment provides the opportunity to identify and map out the Local 

Plan’s ‘when’, ‘whom’ and ‘how’ employment space delivery actions for each 

site. In turn, it will also offer a basis to continually assess the potential role of a 

site in meeting employment land and other Local Plan objectives (and, inter 

alia, the policy benefits that would accrue if earlier delivery of the site was 

encouraged). The trajectory should be linked to the annual monitoring process 

and periodically updated to ensure the rolling supply of employment land 

during the new Local Plan period. 
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Appendix 1 Consultees 

John Casson - Marshall Buck and Casson 

Richard Pyatt – Hazells 

Simon Burton - Barker Storey Matthews 

Gordon Ellis – Merrifields 

Paul Donno – Haverhill Chamber of Commerce 

Richard Glinn - New Anglia Growth Hub / New Anglia LEP 

Andrew Anderson – Jaynic Properties 

James Glerum - Bream Real Estate 

Alex Till – Menta 

Phil Stittle - West Suffolk College 

Adrian Cannard - Greater Cambridge Greater Peterborough Enterprise 

Partnership (LEP) 
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Appendix 2 Summary Feedback from   

     Stakeholder Consultation 

A summary of the feedback received from the stakeholder consultation 

undertaken as part of the study is provided below. 

General Feedback 

West Suffolk provides a haven for SMEs and accommodates a varied mix of 

companies. It has reasonable connectivity and links, particularly via the A14. 

The local Chambers of Commerce are very pro-active in supporting 

businesses. 

Key strategic issues with regards to planning for growth in West Suffolk: 

 How best to spread the ‘spill-over’ benefits from the Cambridge 

Innovation Cluster to the wider LEP area including Forest Heath and St 

Edmundsbury 

 Key market towns have an increasing role to play in accommodating 

growth, each with their own unique economy and sector focus  

 How to bring ex-MOD sites forward to accommodate wider development 

needs 

 Working with partners to address strategic infrastructure and transport 

issues and growth pressures including A14 Cambridge to Huntingdon 

stretch and the sub-region’s railway routes 

West Suffolk represents a desirable place to live and work, with relatively low 

unemployment and good local workforce skills. 

However, whilst road links are relatively good, there are some key pinch points 

and infrastructure issues (particularly associated with the A14) whilst 

broadband and mobile signal also provides a barrier to business growth. 

There is a perception that the pace of employment growth has not kept up with 

house building in the area, and a more proactive strategy is needed to boost 

job growth and help the local area to become more self-sufficient economically. 

Business Support 

Business support in the area is very good when requested. An example of this 

is the LEP funded Growth Hub currently based in Ipswich, but this could benefit 

from a permanent West Suffolk presence.  

Business Premises 

There is limited provision of managed workspace across Forest Heath, and this 

is considered to be a key gap in provision. There is also a need for more start 

up provision as availability of this type of space is reported to be an issue 

amongst local businesses. 
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There are a few examples of local companies not being able to find the space 

they need to expand or move on, and this can create a problem down the line 

for smaller companies also looking to upscale. 

The area has a large home based business community, and many of these 

businesses are ready to make the next step and occupy formalised workspace. 

Growth Sectors 

Key growth sectors in the West Suffolk area are considered to include 

advanced manufacturing, health and life sciences, agritech, hospitality and 

construction. 

Businesses in the local area tend to be healthy, diverse and exciting. It is 

important that they are held onto, and continue to be supported. Growth needs 

to focus on boosting the local economy and create jobs, albeit this has been 

stymied by the recent downturn. 

Creative industries represent an emerging growth sector and West Suffolk 

College have been working on a bid to expand their offer around digital and 

creative skills. 

Infrastructure 

There is recognition that investment in infrastructure is not keeping up with the 

pace of development in the West Suffolk area, and existing capacity is mostly 

exhausted. Mobile phone coverage and access to high speed broadband is 

patchy, and this is impacting upon rural businesses most. 

A11 Growth Corridor 

Recent improvements to the A11 corridor have strengthened its offer as a 

strategic B8 corridor and may pull occupiers further west along the A14 

corridor (for example from locations like Ipswich). It is not however considered 

to be able to kick start the area’s office market which is better located in urban 

environments served by public transport and amenities etc. 

The key challenge for the A11 Corridor project will be market demand, and 

whether businesses see the corridor as a viable location for them.  

Location Specific Feedback 

Newmarket is not considered to be a desired location amongst Cambridge 

occupiers and there is pressure from the horse racing industry which may 

constrain the town’s ability to diversify its commercial offer much further. 

Red Lodge is considered to provide a good location for B8 uses, there is 

demand for large scale B8 strategic storage and distribution right along the 

A11 corridor. Historically there have been restrictions around how much B8 

development can occur at Red Lodge (for example at Kings Warren Business 

Park) and this is considered to act as a barrier to commercial development 

coming forward on remaining employment allocations in the settlement.  
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Appendix 3 IDBR Business Maps 
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Appendix 4 VOA Business Floorspace Maps  
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Appendix 5 Site Plans 
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Appendix 6 Site Assessment Criteria 

The criteria for assessing the quality/condition of allocated and other existing 

sites are set out below. These criteria mainly relate to the inherent value of a 

site rather than current conditions on it, although such characteristics would 

also be noted. Additional criteria would apply to undeveloped 

allocated/development sites although ownership and availability information 

may not be possible to obtain in many cases and a judgement may need to be 

made on these. 

Each site is given a score of between 1 and 5 against each criterion (1 = poor, 

5 = very good).  No individual weightings are attached to different criteria. 

Scorings can reflect a combination of different factors applying to the same 

criteria and a balanced judgment has to be made on an appropriate overall 

score. 

Strategic Road Access 

5 = Very good: within 2 Km of strategic road junction/ via good unconstrained 

roads 

1 = Poor: over 5 Km from strategic road junction/access, and/or through 

 constrained/local roads, and/or through town centre or residential areas etc. 

NB: Strategic road is typically defined as a motorway or A class trunk road 

Local Accessibility  

5 = Very good local access: via free moving good roads avoiding residential 

areas/difficult junctions; unconstrained vehicle access to the site with good 

visibility/lack of queuing; close access to range of town centre public transport 

services 

1 = Poor: difficult/narrow road access, via residential roads, difficult site access 

junction, congested local roads; low level/limited range/infrequent public 

transport services nearby 

Proximity to Urban Areas and Access to Labour and Services 

5 = Very good: near centre of urban area with wide range of services nearby; 

proximity to sizeable residential areas providing local labour supply 

1  = Poor: remote isolated site, no local services or residential areas nearby 

Site characteristics and development constraints   

5 = Very good: generally level site, regular shape, over 3 ha in size; low flood 

risk (Zone 1); no conservation or landscape constraints on scale of 
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development; no adverse ground conditions or abnormal development costs; 

no other significant constraints on new development 

1 = Poor: sloping/uneven site; under 0.5 ha, irregular/narrow shape, other 

severe constraints; within flood risk Zone 3; conservation or landscape 

constraints on scale of development; adverse ground conditions or abnormal 

development costs  

Proximity to incompatible uses 

5 = Within larger employment area/no incompatible surrounding land use 

3-4 = B1 use adjoining residential/other sensitive uses 

1 = B2/B8 adjoining residential/other sensitive uses 

Market Attractiveness 

5 = Very good: high profile/high quality appearance, managed site; good 

environment and quality of occupiers; under 10% vacant; viewed as attractive 

by agents/occupiers; recent investment/development activity, strong demand, 

units rarely available 

1 = Poor: run-down unattractive appearance/location; attracts lower end users 

and over 25% vacant space/buildings; vacant units not marketed; no recent 

investment; units remain vacant for lengthy period 

Sequential Status 

Applies to existing/potential office sites only – identifies whether site is in town 

centre, edge of centre or out-of-centre location in NPPF terms 

Barriers to Delivery  

Identify any factors that would constrain development of the site for 

employment uses e.g. site occupied, need for infrastructure  

Vacant Sites and Derelict Buildings                          

The potential for any vacant site or derelict building to be developed/ 

regenerated for employment uses 

Planning Factors 

Identify any planning designations or policy constraints that could affect 

development of the site for employment use 
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Appendix 7 Site Assessment Matrix 
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Planning Factors Key Barriers to Delivery 
Timescale for 

Delivery 
Potential 

Uses 

EM1(a) 

Mildenhall 
Academy and 
Dome Leisure 
Centre Site 

4.05 
Community 

Use 
5 4 3 3 3 5 23 

Proposed employment location; 
Policy EM1. 

Constrained site with significant 
levels of hardstanding already 
on site. 

Long term B2, B8 
Edge of 
Centre 

EM1(b) 
St Ledger, 
Newmarket 

1.6 Retail 4 4 3 3 3 4 21 
Proposed employment location; 
Policy EM1. 

Fully developed site near 
residential development 

Long term B2, B8 N/A 

EM1(c) 
Approach to 
Red Lodge 

4.1 Industrial 5 4 3 2 4 3 21 
Proposed employment location; 
Policy EM1. 

No major barriers to delivery Medium to Long 
term 

B1, B2, B8 Out of Centre 

EM2(a) 

Land east of 
Mildenhall 
Drove, Beck 
Row 

2 
Community 

Use 
3 3 2 4 2 2 16 

Policy EM2: Existing General 
Employment Areas: Designated 
employment area 

No major barriers to delivery 
although adjacent to an area of 
Flood Zone 2 designation. 

Long Term B1, B2 Town Centre 

EM2(b) 

Land north of 
Rookery 
Drove, Beck 
Row 

1.2 
Industrial 

Use 
2 3 3 3 3 2 16 

Policy EM2: Existing General 
Employment Areas: Designated 
employment area 

No major barriers to delivery Long Term B1, B2 
Edge of 
Centre 

EM2(c) 
Land at 
Station Way, 
Brandon  

1.23 Industrial 2 4 4 3 4 3 20 
Policy EM2: Existing General 
Employment Areas: Designated 
employment area 

Fully developed site with a 
mixture of Flood Zone 2 and 3 
designations. 

Long Term  B2, B8 N/A 

EM2(d) 
Land south of 
railway line, 

Brandon 

5.33 
Industrial/L

ogistics 
2 4 4 3 4 4 21 

Policy EM2: Existing General 
Employment Areas: Designated 

employment area 

Significant development 
currently on site, and sits 
adjacent to the railway line. 

Also subject to Flood Zone 3 
designation. 

Long Term B2, B8 N/A 
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Planning Factors Key Barriers to Delivery 
Timescale for 

Delivery 
Potential 

Uses 

EM2(e) 
Land south of 
London Road, 
Brandon 

5.85 Retail 2 4 3 2 4 2 17 

Policy EM2: Existing General 
Employment Areas: Designated 
employment area 

Reasonable amount of 
development already on site 

Medium Term B1, B2, B8 Town Centre 

EM2(f) 

Land south of 
Mile End 
Road, 
Brandon 

23.01 Mixed Use 2 4 3 2 3 2 17 
Policy EM2: Existing General 
Employment Areas: Designated 
employment area 

Fully developed site 
Medium – Long 

Term 
B1,B2, B8 Town Centre 

EM2(g) 
Land south of 
Swan Lane, 
Exning 

0.66 Industrial 3 2 3 1 3 4 16 

Policy EM2: Existing General 
Employment Areas: Designated 
employment area 

No major barriers to delivery 
Medium to Long 

Term 
B1,B2 Town Centre 

EM2(h) 

Land south of 
Bury Road, 
Lanwades 
Business Park,  

3 Industrial 2 2 4 4 4 4 20 

Policy EM2: Existing General 
Employment Areas: Designated 
employment area 

No major barriers although 
there is a visitor centre to the 
front of the site.  

Medium to Long 
Term 

B1, B2 
Edge of 
Centre 

EM2(i) 
Land south of 
Gazeley Road 

0.94 Mixed Use 4 2 3 3 4 4 20 

Policy EM2: Existing General 
Employment Areas: Designated 
employment area 

Developed site with sole 
occupier 

Long Term B1 Out of Centre 

EM2(j) 
Land north of 
Station Road 

6.5 Industrial 2 1 1 5 4 3 16 

Policy EM2: Existing General 
Employment Areas: Designated 
employment area 

No major barriers to delivery Long Term B2, B8 N/A 

EM2(k) 

Industrial 
Estate north of 
the settlement, 
Mildenhall 

44.81 Industrial 3 2 4 3 3 4 19 

Policy EM2: Existing General 
Employment Areas: Designated 
employment area 

Fully developed site Long Term B2, B8 N/A 

EM2(l) 

Extension to 
industrial 
estate to 
incorporate 
planning 
permission 
under 
construction, 
Mildenhall  

1.99 

Vacant, 
Industrial 

under 
constructio

n 

3 2 4 3 3 4 19 

Policy EM2: Existing General 
Employment Areas: Designated 
employment area 

No major barriers to delivery – 
Construction already started 

Short Term B2,B8 N/A 
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Planning Factors Key Barriers to Delivery 
Timescale for 

Delivery 
Potential 

Uses 

EM2(m
) 

Industrial 
Estate north of 
the settlement, 
Newmarket 

47.7 Industrial 4 3 4 4 4 4 23 
Policy EM2: Existing General 
Employment Areas: Designated 
employment area 

Fully developed site, located 
adjacent to high levels of 
residential use 

Long Term B1 Out of Centre 

EM2(n) 
North of the 
settlement, 
Red Lodge 

3.52 Industrial 5 2 4 5 5 5 26 
Policy EM2: Existing General 
Employment Areas: Designated 
employment area 

No major barriers to delivery 
Short- Medium 

Term 
B2, B8 N/A 

EM2(o) 
Land south of 
Bury Road, 
Kentford 

0.26 
Veterinary 

Clinic 
2 3 4 4 2 3 18 

Policy EM2: Existing General 
Employment Areas: Designated 
employment area 

Very small site, sits adjacent to 
new residential development 

Medium Term B1 Town Centre 



  

 



 

  Forest Heath Employment Land Review : Final Report 

 

102  11767112v6 
 

Appendix 8 Definition of B Class Sectors 

The method used for re-categorising the employment forecasts by sector into 

B-Class uses is summarised below. 

Apportionment of B Class Sectors to Land Uses 

Sector 

Proportion of Jobs by Use Class 

B1 office B2 industrial 
B8 

warehousing 

Agriculture, Forestry & Fishing Non B-Class 

Extraction & Mining Non B-Class 

Food, Drink & Tobacco 0% 100% 0% 

Textiles & Clothing 0% 100% 0% 

Wood & Paper 0% 100% 0% 

Printing and Recorded Media 0% 100% 0% 

Fuel Refining 0% 100% 0% 

Chemicals 0% 100% 0% 

Pharmaceuticals 0% 100% 0% 

Non-Metallic Products 0% 100% 0% 

Metal Products 0% 100% 0% 

Computer & Electronic Products 0% 100% 0% 

Machinery & Equipment 0% 100% 0% 

Transport Equipment 0% 100% 0% 

Other Manufacturing 0% 100% 0% 

Utilities  88%  

Construction of Buildings Non B-Class 

Civil Engineering Non B-Class 

Specialised Construction 
Activities 

0% 61% 0% 

Wholesale 0% 23% 77% 

Retail Non B-Class 

Accommodation & Food Services Non B-Class 

Land Transport, Storage & Post 0% 0% 73% 

Air & Water Transport Non B-Class 

Recreation Non B-Class 

Media Activities 100% 0% 0% 

Telecoms 100% 0% 0% 

Computing & Information 
Services 

100% 0% 0% 

Finance 100% 0% 0% 

Insurance & Pensions 100% 0% 0% 

Real Estate 100% 0% 0% 

Professional Services 100% 0% 0% 

Administrative & Supportive 
Services 

21% 0% 0% 

Other Private Services Non B-Class 

Public Administration & Defence 10% 0% 0% 

Education Non B-Class 

Health Non B-Class 

Residential Care & Social Work Non B-Class 

Source: EEFM 2016 / NLP analysis 
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Appendix 9 EEFM Baseline Forecasts 

EEFM Sector 

Workforce Jobs 

2011 2031 
Change 
2011-
2031 

% 
Change 
2011-
2031 

Agriculture 882 874 -8 -0.9 

Mining and Quarrying 10 5 -5 -51.5 

Food Manufacturing 27 26 -1 -2.2 

General Manufacturing 1,574 1,307 -268 -17.0 

Chemicals 338 187 -151 -44.6 

Pharma 84 63 -22 -25.6 

Metals 536 410 -126 -23.5 

Transport 236 127 -108 -45.9 

Electronics 275 132 -143 -51.9 

Utilities 12 8 -4 -32.4 

Waste and remediation 27 69 42 154.8 

Construction 2,394 2,451 57 2.4 

Wholesale 2,055 1,896 -159 -7.7 

Retail 2,697 2,755 58 2.2 

Land Transport 776 738 -37 -4.8 

Water and air transport 11 52 42 389.1 

Hotels and restaurants 2,993 4,629 1,636 54.7 

Publishing and broadcasting 83 93 9 11.3 

Telecoms 39 50 10 26.2 

Computer related activity 337 292 -46 -13.6 

Finance 599 499 -100 -16.7 

Real Estate 383 570 187 48.8 

Professional services 2,605 2,899 295 11.3 

R+D 23 44 21 94.0 

Business services 843 1,512 668 79.2 

Employment activities 293 386 93 31.8 

Public Administration incl 
land forces 1,540 1,345 -196 -12.7 

Education 1,730 1,700 -29 -1.7 

Health and care 1,461 1,955 494 33.8 

Arts and entertainment 1,613 1,946 333 20.6 

Other services 712 618 -94 -13.2 

Total (rounded) 27,186 29,637 2,450 -13.2 

Source: EEFM 2016 

 



  

 



 

 

 




