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Figure 4.1: Bedford Urban Area Boundary
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Figure 4.2: Spread and Type of Employment Clusters in the Bedford Urban Area
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4.6

4.6.1

Table 4.1 Total Land Surveyed

71alcrow

: Percentage of Borough
Ic\l:luurztbeer;of Number of Premises f;gzs Employment ErerprIg;Snlennt Clusters Area of Borough
GEL NLEC
585 hectares 460 hectares 474.9 sq km
91 815 . 1.2% 1.0%
1417 acres 1114 acres 183.0 sq miles

Source: Halcrow

Net Employment Land

NLEC includes all premises in the surveyed clusters,
whether employment related or not. As BELS is
concerned only with employment generating uses, the
next step is to discount the non-employment uses. The
premises that remain are known as Net Employment
Land (NEL).

There are two ways of splitting the employment uses
from the non-employment uses: Planning Use Class
and Standard Industrial Classification. To provide a
robust analysis, both are used in this Report. The main
features of each are explained below.

By Planning Use Class

In planning terms, employment uses are considered to
be those falling into Use Classes B1 (offices and light
industry), B2 (general industry) and B8 (storage and
distribution) of the Use Classes Order 2005. For the
purposes of BELS, these are known as B Uses.
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Alongside these B Uses, there are a number of uses
considered by the Order to be Sui Generis but which
are typically found within employment clusters. These
include the following:

motor vehicle sales

bus depots and maintenance yards
taxi and car hire businesses

renting of machinery and equipment
builders' yards

For the purposes of BELS, both B Uses and Sui
Generis uses are considered to be employment uses.

Note: not all Sui Generis uses are employment generating.
Launderettes and theatres, for example, fall into this category.
However, given that the survey only looked at premises in
employment clusters, it was only those Sui Generis uses
related to employment that were recorded. We are confident,
therefore, that including all Sui Generis uses in our calculation
of employment land will not distort the figures.
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4.6.2

4.6.3

By Standard Industrial Classification

Another way to split employment land from non
employment land is to classify each premises according
to the UK Standard Industrial Classification of
Economic Activities 2003 (SIC).

This provides a three digit code for each individual land
use activity. All non employment activities have a code
beginning with 0. Using these codes, therefore,
provides a straightforward way of working out which
premises should be included in the calculation of
employment land.

A total of 84 different employment activities were
identified through the SIC categories. In order to
reduce the number of categories to a more workable
number, similar activities were grouped together. This
resulted in 23 groupings. To these we added nine non-
employment groupings, bringing the total to 32. The full
list of SIC categories and groupings is provided at
Appendix Five.

Calculation of Net Employment Land

Because the two methods of calculating Net
Employment Land yield slightly different results, we
need to be clear exactly what is meant by the term Net
Employment Land.

As BELS is primarily a planning exercise, it was felt that
precedence should be given to the calculation derived
from Planning Use Class.
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4.7.1
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For the purposes of BELS, therefore, Net Employment
Land means NLEC in B Uses or Sui Generis use.

The corresponding calculation derived from Standard
Industrial Classification is known as Net Employment
Activity Land (NEAL).

Disaggregated Land Supply

Analysis of Employment Land by Cluster

Table 4.2 shows the GEL, NLEC and number of
premises in each cluster. Clusters are grouped

according to the location types set out in section 4.3
above.
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Table 4.2 Employment Land by Cluster

Cluster Reference E‘?eTnbise‘;;f z:alrlgfgr?igi:f GEL (ha) NLEC (ha) ZEr;irE(a:ge of
Town Centre Fringe
Station Road Bus Depot B016 1 0.12 0.91 0.76 0.16
Fenlake Industrial Estate BO17 21 2.58 1.88 1.42 0.31
Cardington Road B018 2 0.25 0.39 0.34 0.07
Melbourne St B019 5 0.61 0.79 0.60 0.13
Kingsway (south side) B020 6 0.74 1.09 1.09 0.24
County Hall B021 1 0.12 2.44 2.35 0.51
Adj St John's Station BX05 1 0.12 1.66 1.66 0.36
Kingsway (north side) BX07 16 1.96 2.95 2.80 0.61
Sub Total 53 6.50 12.11 11.02 2.39
Railway Corridor
Charles Wells Brewery B012 1 0.12 6.34 6.34 1.38
Ford End Road B022 3 0.37 1.40 1.35 0.29
Havelock Street B023 2 0.25 7.83 7.83 1.70
Cauldwell Walk B024 22 2.70 3.89 3.37 0.73
Kempston Road, Hazlewoods B025 1 0.12 2.59 2.47 0.54
College Street (north) B026 20 2.45 2.01 1.75 0.38
College Street (south) B027 7 0.86 0.76 0.62 0.14
Ampthill Road (Camfords) B028 16 1.96 16.37 13.86 3.01
Ampthill Road (r/o east side) B029 5 0.61 1.67 1.31 0.28
Ampthill Road South (Wichita) B030 1 0.12 0.92 0.92 0.20
Elstow Road B031 1 0.12 1.29 1.11 0.24
Progress Park Tile Warehouse B032 1 0.12 0.33 0.33 0.07
Interchange Retail Park B033 1 0.12 0.67 0.50 0.11
Progress Park Healthcare Logistics B034 1 0.12 5.53 5.54 1.20
Progress Park Car Showroom B035 1 0.12 0.59 0.59 0.13
Land east of B530 B036 1 0.12 3.43 3.42 0.74
Land west of B530 B037 1 0.12 4.82 4.80 1.04
Ampthill Road (Priory Car Sales) B042 2 0.24 0.20
Sub Total 87 10.67 60.44 57.18 12.42
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In order to meet this rise in demand, the Council has
two choices: allocate new employment clusters or
redevelop existing non B1 employment clusters.

With the weakening in demand for B2 and B8 land that
is forecast between now and 2021, there would appear
to be an opportunity to recycle previously developed
land while, at the same time, making best use of
existing employment related infrastructure. However,
the reality is that the supply and quality of recycled B2 /
B8 land and premises would be unpredictable. There
can be no guarantee that sites will become available in
a timely fashion or that the sites that do fall vacant will
be attractive to the B1 market. A strategy reliant on
recycling existing B2 / B8 space would be very
reactionary and would be unlikely to deliver the growth
required alone. An additional concern is that such a
strategy could, itself, cause B2 and B8 users to close at
a time when these sectors are fragile.

The approach to securing a step change in the market
must, therefore, include the allocation of new B1 sites
in the town centre and the A421 corridor to deliver high
quality office space. The following analysis assumes
that this is the case.

Identifying Clusters

Our recommended means of identifying whether a
cluster is suitable for B1 redevelopment is to compare
its score achieved as existing (in Table 6.10) with that
achieved as land only (in Table 6.11).

Those clusters which fall in the amber or red zones
when scored as existing but which fall in the green

Bedford Employment Land Study Final Report June 2006
S:\Projects\Consulting\CBP ABK 000 - Bedford ELS\Docs\Final BELS June 06.doc

71alcrow

zone when scored as land only are most suitable for
change of use to B1.

These will be clusters which score well on location and
marketability but which are let down by their present
form of development. In other words, they would
benefit from being redeveloped.

The next step is to consider whether the cluster:
a) consists wholly or mostly of B1 uses

b) consists mostly of buildings built within the last ten
years

c) provides a resource not available elsewhere in the
Borough

d) contains B2 and B8 uses which appear to be
thriving in their present form

e) is a village cluster which provides for local needs

It is recommended that clusters falling within categories
a) to e) above continue in their present form.

If the cluster does not fall into categories a) to e) then
redevelopment for B1 use should be supported.

The effect of this will be to prevent the change of use of
most B2 / B8 village sites to B1. It is recognised,
however, that it maybe appropriate for this change to
take place in some instances where B1 would be as, if
not more, appropriate for a given village location.
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7.3.2

Village employment sites vary greatly in their form and
character and it is difficult to be prescriptive about
when conversion to B1 would be appropriate. For this
reason, we recommend that the need to retain a given
village site in its current B2 or B8 use (as oppose to
allowing a change of use to B1) should be considered
on its merits.

It may be possible to redevelop parts of the larger
industrial estates for B1 use while leaving other parts to
continue in their present form.

Should the Council wish to do this, we would
recommend that it runs the scoring exercise for that
part of the cluster it wishes to redevelop and follows the
steps set out above. This will ensure that all decisions
are consistent.

For Non-Employment Uses

The forecast decline in the B2 and B8 sectors means
that consideration could be given to whether any
existing, or part of an existing, B2 / B8 cluster might be
suitable for other non-employment uses.

Identifying Clusters

Our recommended means of identifying which clusters
are suitable for redevelopment for non-employment
uses is to compare the scores achieved in Table 6.10
(showing clusters ranked as existing) with those
achieved in Table 6.11 (showing clusters ranked as
land only).
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What we are looking for are those clusters which fall in
the red or amber zones both when scored both as
existing and when scored as land only.

These clusters have inherent problems which would not
be overcome by simply redeveloping the buildings.
These problems are likely to stem from the locations
and surroundings of the clusters.

The next step is to narrow down this group of clusters
by eliminating the following:

a) any cluster falling within categories a) to d) on the
previous page (although these will be few)

b) clusters where employment is the only practical use
(such as some of the former MOD sites)

c) village clusters where there is no likelihood of
replacement clusters being found

It is recommended that clusters falling within categories
a) to ¢) above continue in their present form.

Those that do not will be considered for redevelopment
for non-employment uses.

Due to the small number of clusters this exercise yields
in practice, and the lack of clusters identified within the
urban areas, we would recommend that the Council
considers whether there are vacant areas within the
larger clusters that could be redeveloped for non-
employment uses without harming the cluster as a
whole.
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7.4

7.4.1

Should the Council wish to do this, we would
recommend that it runs the scoring exercise for that
part of the cluster it wishes to redevelop and follows the
steps set out above. This will ensure that all decisions
are consistent.

The alternative would be include some of the green
clusters in the process. However, we would advise
against this as the result of this would be to lay any
cluster open to the suggestion of redevelopment,
thereby defeating the purpose of the exercise.

Land Allocation Issues
Providing a Choice of Employment Sites

In order to ensure that a choice of sites is still available
to developers in 2021, it will be necessary to allocate
more than the 40 hectares of B1 space identified in
Table 6.6. This raises the question of how much
additional land to allocate.

The greatest possible total requirement for B1 land in
2021 assuming high growth and low employment
densities, is 123 hectares (Table 5.14). This represents
the "worst case" scenario and, therefore, the greatest
landtake which could be reasonably justified in planning
terms.

If we then subtract from this the existing supply of 64
hectares of B1 from Table 6.3 and the more realistic
high growth forecast of 40 hectares of B1 from Table
6.6 we are left with 19 hectares of land over and above
the highest figure that is forecast to be needed. This

Bedford Employment Land Study Final Report June 2006
S:\Projects\Consulting\CBP ABK 000 - Bedford ELS\Docs\Final BELS June 06.doc

71alcrow

would be enough ensure a choice of sites all the way
through to 2021 in all scenarios other than the high
growth / low density scenario (which is unlikely to
happen and in which case the requirement would be
met exactly). We would thus suggest a figure of 19
hectares be added to the 40ha to allow for developer
choice. In total this amounts to 59ha net or 75ha gross
for B1 development.

Although most of the B1 land requirement up to 2021
could, in theory, be found by redeveloping existing B2
and B8 clusters, in reality it is likely that, for practical
and qualitative reasons, a significant amount of this
development will take place on new sites.

We anticipate that this could take the form of one
strategic business park allocation (to provide a similar
quality of accommodation to that provided at Priory
Business Park) supported by additional allocations of a
range of sizes to give choice to the market. The council
should also consider whether additional employment
allocations are required in key service centres to
support and / or create sustainable rural communities.

What is needed, therefore, is a set of criteria by which
to judge sites proposed for new B1 development.

Recommended criteria are set out below, based upon

the criteria used in the ranking exercise (see Appendix
Eight).
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Prominence

The site should stand on or within sight of a main
through route, preferably a radial road leading out of
Bedford. It should lie no more than half a mile from the
main road network as shown in Figure 3.2.

Sites of over ten hectares in size should be located
where they have easy access to the A421.

The site should be capable of being developed such
that the use of the site is immediately obvious to
passers by. Sites which would not allow buildings to be
seen from the main road are unlikely to be acceptable.

Existing / Past Uses

First consideration should always be given to
brownfield sites, provided these meet the other criteria.

Consideration should be given to the redevelopment of
older B1 clusters and premises as well as B2 and B8
clusters.

Infrastructure and Facilities

Allocation of new sites should have regard for the
proximity of and access to the local and strategic road
network, the cost of linking to that network and
availability of other infrastructure such as energy
supply, telecoms, training facilities and access suitable
for HGVs. This will generally be near to existing
employment clusters where such facilities are already
available.
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Parking

The site should be able to provide for its own parking
needs. Sites should not be developed where they
would worsen parking congestion in the surrounding
area.

Location

The site should be located within or alongside existing
settlements as defined in the Local Plan and Bedford
Development Framework.

No site should be allocated on land liable to flooding
(as shown on the Local Plan Proposals Map) unless
acceptable mitigation can be secured.

Environment

No site should be allocated where it would adversely
affect a sensitive ecological site, such as a SSSI or
County Wildlife Site.

Sites should be allocated where there is no
unacceptable traffic impact.
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7.4.2 Viability

Before allocating any site for future B1 use, a market
viability check should be undertaken to ascertain
whether the site is likely to be acceptable to the market.
This is important as developers often take into account
factors which would not normally be covered by the
planning process.

The viability check should look at:

. rental levels currently being achieved in the local
area for similar kinds of sites

. employment land values for similar sites in
Bedford and surrounding towns

. existing market perceptions of the area and
location

. take-up levels for other sites in the vicinity

We would recommend that this work be carried out by a
property agent.
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