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1.0 INTRODUCTION

1.1 This Growth Sites Delivery Strategy has been prepared for North Norfolk District
Council (NNDC) by BE Group and WSP.

1.2 The report provides an assessment of the supply and demand for employment land in
the District, looking at the available employment allocations and existing employment
areas to understand the supply side, and reviewing the property market, consulting
with local stakeholders and critiquing the market to understand the demand side. The
study identifies key issues affecting the delivery of employment sites, including overall
market issues as well as sites specific constraints. The study provides information for

Council that will help guide the delivery of key employment sites.

1.3 The aims of the study are to:

e Assess the current supply and forecast demand for employment land in North Norfolk

o [dentify the mechanisms, levers and stakeholder support required to unblock historic
‘bottleneck’ issues with sites that have the capacity to provide much needed growth
space for indigenous businesses and support potential inward investment
opportunities;

e Provide essential background to inform business investment decisions, laying down
the groundwork required to support future funding bids;

o To establish an Action Plan for each identified priority site and support the initial

momentum to deliver.

14 The study is in two stages — Stage One providing the background analysis of the
market and employment sites and Stage Two providing an Action Plan for the delivery

of the priority employment sites. This document covers both stages of the study

Methodology

1.5 BE Group and WSP used a range of research techniques in the course of this study.
Research methods used include site visits, face-to-face meetings and telephone
interviews with property market stakeholders such as developers, investors and their
agents, as well as other key stakeholders, such as public sector agencies and core
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employers. Desktop analysis of national, sub-regional and local reports and strategies

has been undertaken.

1.6 An analysis of the local property market has been undertaken, including a critique of
the transactions of commercial premises in North Norfolk, a review of currently
marketed properties and an assessment of the types of uses within employment areas.
This data was complemented with information gathered from conversations with locally

active commercial agents.

1.7 This Strategy has reviewed the current/existing employment site allocations and
existing employment areas through site inspections, reference to Council’'s annual
employment land monitoring, conversations with landholders/agents as appropriate
and review of planning applications/permissions. The existing employment site
allocations and existing areas have been catalogued and critiqued. The key market
and physical constraints for the sites have been identified with guidance and
recommendations provided for the delivery of the priority sites, including Action Plans

and indicative layouts and construction costs as to how the sites might be developed.
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2.0

21

22

POLICY CONTEXT

Introduction

This section focuses on national, regional and local reports that have a relevance to

the allocation of employment land and premises.

National and County Documents
The following table summarises the key national and regional documents that inform

or influence the property market in North Norfolk.

Table 1 — National and Regional Documents

Document

Details

National
Planning
Policy
Framework,
2021

Building a strong, competitive economy: Local authorities should support existing and
emerging sectors and plan positively for knowledge driven, creative or high technology
clusters. Furthermore, the long-term protection of employment land should be avoided when
there is no reasonable prospect of a site being developed, and allocations should be reviewed
regularly.

Ensuring vitality of town centres: Local authorities should allocate a suitable range of town
centre and accessible edge of town centre sites to promote a competitive town centre.

Supporting a prosperous rural economy: Planning policies should support rural business
growth through the conversion of existing, and development of new business
accommodation. Furthermore, they should support the diversification of agricultural and other
land-based rural businesses.

Plan Making and Evidence Base: Local planning authorities need to prepare and maintain
a robust evidence base to understand business need within their area. This can be achieved
by working with neighbouring authorities, LEPs and the local business community. This
evidence base should be used to assess the need for employment land/floorspace and its
sufficiency and suitability to meet identified needs. Employment land available reviews should
be undertaken at the same time/combined with Strategic Housing Land Availability
Assessments. The needs of the food production industry and any barriers to investment that
planning can resolve should also be reviewed.

Norfolk
County
Employment
Land
Monitoring
Report, 2019

Since April 2000, 357.2 ha of employment land has been developed in Norfolk County, with
8.2 ha of employment land taken up in 2018-2019. Across the County there are currently 436
ha of employment land available on monitoring sites.

In North Norfolk specifically, since 2000, 29.1 ha of employment land has been developed.
This is an increase of 0.1 ha from the previous year. The annual average employment land
take-up for the District is 1.6 ha per annum. In 2018-2019, 4.2 ha of land has been lost to
housing.

New
Local
Enterprise
Partnership
for Norfolk
and Suffolk:
Strategic
Economic
Plan

Anglia

The New Anglia Strategic Economic Plan sets ambitious targets for the New Anglia LEP
region, encompassing Norfolk and Suffolk. The plan includes housing, jobs, productivity and
business growth targets to 2026. The plan identifies five high impact sectors for the region
“which offer the opportunity for rapid growth in absolute terms and productivity” — advanced
manufacturing and engineering, agri-tech, energy, ICT/digital culture and life sciences. These
are consistent with North Norfolk’s economic strengths. It has also identified four
underpinning sectors which are the largest employers in the economy aiming to support them
and improve their productivity and competitiveness — agriculture and food and drink, financial
and insurance services, ports and logistics and tourism and culture.

This plan highlights the need to improve skills of the workforce in the region and to provide
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Document

Details

further local opportunities for graduates of the regional universities. The plan aims to align
skills programmes with the requirements of local businesses to make national programmes
more relevant to local needs.

The
Norfolk
Suffolk
Economic
Strategy 2017

East
and

The Norfolk and Suffolk Economic Strategy has highlighted achievable ambitions for the
economic direction of Norfolk and Suffolk. The Strategy provides a long-term economic
direction to 2036 but focuses on the actions that need to be taken over the next four years to
secure long term success. These ambitions will be delivered by prioritising action and
investment in the priority places. By 2036, they aim to have added £17.5bn in real terms to
the economy, to have created 88,000 new jobs and 30,000 new successful businesses.

Norfolk
Strategic
Planning
Framework,
2019

This document fulfils the requirement for Norfolk Local Planning authorities to produce a
statement of common ground setting out the effective and on-going joint working across the
County on strategic planning matters. It has identified that Norfolk has reacted to the
economic downturn better than other areas around the UK. This is largely due to its diverse
economy which is not reliant on any one sector. The economy in Norfolk, overall, is growing.
This growth is driven by certain sectors of the economy where there are particular strengths
and expertise such as energy, advanced engineering, tech/digital, food and life sciences.

23

24

2.5

North Norfolk District
The following provides summaries of policies and documents for North Norfolk District

specifically.

North Norfolk Core Strategy

The Core Strategy (September 2008) is the adopted planning document for the District.
It considers employment and housing requirements in the East, Central and West,
recognising the need for an appropriate distribution of employment and housing across
the District.

The Core Strategy provides for the following distribution of employment land across
North Norfolk.

Table 2 - Employment Land in Core Strategy

Area Employment Land (ha)
Eastern Area 91
North Walsham 65
Stalham 5
Hoveton 10
Catfield 12
Central Area 50
Cromer 20
Holt 15
Melton Constable 8.5
Sheringham 6
Western Area 62
Fakenham 59
Wells-next-the-Sea 3
Total 204

Source: Core Strategy, 2008
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2.6

2.7

2.8

29

210

For the purposes of this Growth Sites Delivery Strategy, BE Group has given more
weight to the employment land identified in the Draft Local Plan given it is a more

recent document that the Core Strategy.

Housing and Economic Land Availability Assessment (HELAA) - Part 2:
Assessment of Employment Land, North Norfolk

The HELAA has been prepared to determine the range and extent of land which could
be considered for development to meet the need for housing and economic
development in North Norfolk across the period 2016 — 2036. The Assessment of
Employment Land (Part 2), provides an updated baseline figure for the amount of

employment land in use and available for development across the District.

The Employment Land Baseline study provides a new baseline figure of all land in
employment across the District including designated and allocated employment sites
(including mixed use), sites with a known employment use and sites with planning

permission for future employment use.

The assessment has identified that, across the District, there was a total of 277 ha of
land currently in employment use as of April 2018 and has identified that there is
potentially 168 ha of employment land available for development. If all this land was to
be developed for employment purposes, there would be 445 ha of employment land
available in North Norfolk over the plan period 2016 to 2036. In terms of employment
floorspace, it was estimated that the 277 ha of used employment land had
approximately 1,108,000 sqm of commercial floorspace. The 168 ha of available
employment land could accommodate some 672,000 sgm of floorspace, suggesting

an overall floorspace capacity of approximately 1,782,000 sgm.

North Norfolk Local Plan 2016 — 2036

North Norfolk District Council is currently in the process of producing a new Local Plan.
This Plan reviews and updates the currently adopted Core Strategy and Site
Allocations Development Plan document. This plan will cover a twenty year plan period
commencing from 2016 through to 2036 but will be reviewed on a 5 year basis in line

with current national guidance.
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2.1

212

213

214

The policies within the plan are still emerging at this stage and are subject to change
towards the adoption of the plan. However, the following draft emerging policies are
relevant to this study. Only those aspects of each policy specific to employment land

and premises are outlined.

Policy EN1 — Employment Land
The purpose of this policy is to ensure that a sufficient quantity of land is reserved for

employment generating developments across the District.

e A total of 285.54 ha of land will be designated/allocated and retained for
employment generating developments

o Of this 285.54 ha of employment land, 192.51 ha has already been developed
for employment purposes. This will increase the supply of undeveloped
employment land in the District to 94.03 ha and provide a reasonable supply in
each area of the District

e There is approximately 42.53 ha of designated land still undeveloped within the
District

Policy EN2 — Employment Areas, Enterprise Zones and Former Airbases
The purpose of this policy is to ensure that employment land within the District is
protected for employment uses and that proposals that come forward for Employment

Areas are for acceptable uses

e The diversification of the economy and the decline in traditional manufacturing
means that employment opportunities now emanate from a wider range of
uses. This policy therefore focuses on mix use developments

¢ Within North Norfolk there are two Enterprise Zones equating to 33.5ha

Policy ECN3 - Employment development outside of Employment Areas

The purpose of this policy is to provide opportunities for businesses situated outside
of defined Employment Areas with the potential to expand and thrive and to recognise
the importance of employment outside the designated Employment Areas to the wider

economy by requiring such uses to be retained where possible.
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e The majority of new employment development will be guided towards the sites
that are designated in this plan as employment areas. However, in a rural
District such as North Norfolk, smaller areas of employment land will exist
across the district resulting from historic land uses. These businesses are
important for rural economy and local communities

e There has been 28.5 ha of employment land at Tattersett allocated for
industries or business that would be detrimental to local amenity if located in a
designated employment area or in a built up area.

¢ In order to ensure that development in rural areas is sustainable, proposals will

be expected to make best use of previously developed sites.

Annual Monitoring Report 2019

2.19 This annual monitoring report is the most up to date report and present key facts and
figures relevant to the North Norfolk District area. This report identifies the types and
quantities of development which took place between April 2018 and March 2019,
comparing this to previous years and presents information on the progress of
development of the emerging local plan.

2.20 In terms of employment land allocation, this document states there is approximately
233.04 ha of designated employment land in the district. For the period 2016-2036
there will be a total of 285.54 ha of land designated/allocated and retained for
employment generating development.
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3.0

3.1

3.2

3.3

SOCIO-ECONOMIC PROFILE

Introduction

This section provides a summary profile of the socio-economic conditions in the North
Norfolk District. It provides the socio-economic context which shapes employment land

demand and supply factors in the study area to facilitate sustainable growth.

Data utilised includes Office of National Statistics (ONS) information on resident and
working populations. For employment projections, the East of England Forecasting

Model (EEFM) database prepared by Cambridge Econometrics, was used.

Demographic Assessment

The population of the District was 104,837 as of the latest data from the ONS
Population Estimates 2019. This was 11.5 percent of the Norfolk total (907,760). Figure
1 below shows how the population has changed over the last five years within North
Norfolk. It can be seen that there has been an increase in population throughout every

year, increasing 1.5 percent since 2015.

Figure 1 — Population Change, 2015-2019
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Source: Population Estimates, 2021
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3.4 The age breakdown of the population as of 2019 is provided in Figure 2 below.

Figure 2 — Population Structure, 2019
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30,000
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Aged 0to 15 Aged 16 to 24 Aged 25 to 49 Aged 50 to 64 Aged 65+

Source: Population Estimates/Projections, 2021

3.5 As can be seen from Figure 2, North Norfolk’'s breakdown shows a strong
representation of the elderly population, comprising some 34,772 persons as at 2019,
equivalent to 33.4 percent of the population. The figure below compares the
proportions of the population by age group to the Norfolk and England averages. As
demonstrated in the graph, the proportion of the population aged 65+ years in North
Norfolk is larger than the comparator areas. Furthermore, the younger working age
cohorts (16-24 years and 25-49 years) are both underrepresented in North Norfolk in
comparison to Norfolk and England. This age mix has implications for employment
land premises demand, as well as the provision of services, as North Norfolk has a

relatively large retiree population compared to its workforce base.
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Figure 3 — Proportions of Age Cohorts
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3.6 Also important for this analysis is to understand the projection of future population
growth in North Norfolk as they will have an impact on jobs growth and thus
employment land requirements. Figure 4 shows the forecast population is estimated
to steadily increase over the next 21 years, reaching a figure of 113,773 in 2041 (or
112,078 to the end of the Plan Period, 2036). This is an increase of 8 percent on the
2018 figure (7 percent to 2036).

Figure 4 — Population Projections, 2018-2041
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Source: Population Estimates/Projections, 2019
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3.7

3.8

Critically, the ONS projects that the 65+ age cohort will be the primary driver of
population growth, increasing by almost 13,000 persons between 2018 and 2040,
compared with a more modest increase in the 25-49 year cohort (+900) and declines
in populations in the 0-15 years (-740), 16-24 years (-360) and 50-64 years (-590).

Employment Data

Table 3 displays unemployment data for North Norfolk and the neighbouring authorities
in for the period October 2019 — September 2020. Overall, unemployment is modest
in Norfolk but high in North Norfolk at 8.8 percent in the period. This is over a three
percent increase compared to the unemployment rate in the period of January 2019 —

December 2019 and shows the broad impact of the pandemic restrictions.

Table 3 — Unemployment and Economic Activity Rates, October 2019 — September 2020

3.9

Area Unemployment Economic Activity
Rate (%) Rate (%)
Breckland 8.5 86.5
Broadland 41 85.2
Great Yarmouth 5.6 71.3
King’s Lynn & West Norfolk 29 83.9
North Norfolk 8.8 80.4
Norwich 23 78.3
South Norfolk 2.0 78.5
Norfolk County 4.6 84.3
England 4.4 794

Source: ONS Annual Population Survey, 2021

Deprivation Index

The Index of Multiple Deprivation (IMD) 2019 for England, ranks North Norfolk District
127" (in terms of rank of average score, out of 317 local authority areas, with 1 as the
most deprived area). The IMDs at the Lower Super Output Area (LSOA) level, which
are small areas of about 200 dwellings, help to identify pockets of deprivation in
communities. A total of 62 LSOAs are in North Norfolk, with no LSOA ranked in the

most deprived 10 percent in England.
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Qualifications

3.10 Figure 5 shows that National Vocational Qualifications (NVQ) level attained by the
working age population in the District, with the attainment of NVQ1+/ NVQ2+
qualifications comparing well with the regional and national levels. The averages in
North Norfolk for NVQ4+ higher qualifications are slightly below the national average
but are higher than the Norfolk norms.

3.11  The proportion of the working age population with no qualifications is lower than the
national and regional averages. Compared to England averages, the proportion of the
working age population with Level NVQ1+ and NVQ2+ qualifications in North Norfolk
is higher than both the national and regional averages.

Figure 5 — Qualifications
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Source: ONS Annual Population Survey, 2021

Employment by Industry
3.12 The Business Register and Employment Survey (BRES) data provides details on the
number of jobs within differing industry sectors within a local authority area. The data

for North Norfolk is represented in Table 4.
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Table 4 — Employment by Industry, 2019

Employment Structure

North Norfolk Norfolk England
No. Percent Percent Percent
1: Agriculture, forestry and fishing* 2,750 7.5 3.7 1.3
2: Mining, quarrying and utilities 425 1.2 1.1 1.1
3: Manufacturing 3,250 8.9 9.0 7.8
4: Construction 2,000 55 57 5.0
5: Motor trades 800 2.2 2.6 1.9
6: Wholesale 1,000 2.7 3.6 3.9
7: Retail 4,500 12.3 9.9 9.2
8: Transportation and storage 1,250 3.4 3.2 5.0
9: Accommodation and food services 5,000 13.7 8.5 7.5
10: Information and communication 425 1.2 1.9 44
11: Financial and insurance 275 0.8 3.3 35
12: Property 900 25 1.9 2.0
13: Professional, scientific and technical 1,750 4.8 6.0 9.2
14: Busjness administration and support 1,625 45 6.7 8.9
services

15: Public administration and defence 1,125 3.1 4.8 3.9
16: Education 2,750 7.5 8.6 8.4
17: Health 4,000 11.0 14.8 12.4
18: Arts, entertainment and recreation & other

. 2,250 6.2 4.6 4.6
services
Total 36,500 100.0 100.0 100.0

Source: Business Register and Employment Survey, 2021

*Excludes farm based agriculture

3.13

The figures in Table 4 above explain that the retail sector and the accommodation and

food sector account for the largest number of employees at 12.6 percent or some 4,500

employees and 13.7 percent and some 5,000 employees, respectively. This is higher

than both the regional and national averages.

3.14

The health sector employs 11.0 percent of the workforce, the third highest behind retail

and accommodation and food. Although not the highest percentage for the area, the

N78(e) / Draft final Stage Two Report / August 2021 / BE Group and WSP / 01925 822112
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3.15

Percentage Change (cumulative)

3.16

3.17

agriculture, forestry and fishing sector employ 7.5 percent of North Norfolk employees,
this is almost three percent higher than regional averages and more than six percent

higher than national averages (see the Location Quotient discussion below).

As of 2019 within North Norfolk there were a total of 36,500 jobs split between 18
different industries. Over the last four years growth has only slightly fluctuated. 2016
experiencing a growth reaching 36,500. However, a decline occurred in 2018 of 1.4
percent. This decline saw employee numbers reduce from 36,500 to 36,000 in one
year. During the same time period employee numbers from Norfolk also saw a decline
however not as much as North Norfolk. BRES data that accounts for the time period

including the pandemic has yet to be released.

Figure 6 — Employment Growth, 2015-2019
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Source: BRES, 2021

This reduction within North Norfolk could mainly be down to a decline in growth in six
different sectors within the District. The largest percentage decline being in Financial
and insurance with a 21.4 percent decline (loss of 125 jobs) between the years 2015-
2019.

Other sectors that also experienced declines include ‘Manufacturing’ (of around 250
jobs), ‘Arts, entertainment, recreation & other services’ (around 75 less jobs) and Retail
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3.18

3.19

(loss of 1,000 jobs in four years), which is the largest decline in jobs by a single sector.
Some of the sectors that have experienced growth are ‘Agriculture, forestry and fishing’
(+375 jobs), ‘Professional, scientific & technical’ (+500) and ‘Property’ (+250).

Location Quotients (LQ) are ways to compare the relative importance of specific
employment sectors on the economy, relative to the importance of that sector at the
national level. An LQ of 1.0 for a sector would indicate that the proportion of
employment in North Norfolk within that sector would be same as the proportion in
Great Britain. An LQ of 2.0 means that the sector’s proportional employment in North
Norfolk is double that of the proportion in Great Britain.

The Figure below provides a graphical illustration of the size, relative importance and
growth rates of the sectors in North Norfolk. The size of each bubble represents the
absolute numbers of employment in each sector. The Y-axis is the LQ, therefore, the
higher on this axis the more concentrated this sector is in employment, relative to the
national average. The X-axis represents the recent growth rate 2015-2018.

Figure 7 — Location Quotients vs Employment vs Growth, 2015-2019
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3.20

3.21

Figure 8 shows that the ‘Mining and Quarrying’ sector has had the largest percentage
of growth in three years. The employment numbers have more than doubled, albeit
from a relatively low base. This sector includes offshore mining of petroleum and gas

and sand extraction.

Figure 8 shows the same data as Figure 7 above, however removes the data for
‘Mining and Quarrying’ and ‘Professional, Scientific & Technical’ in order to see the

other data in more detail.

Figure 8 — Location Quotients vs Employment vs Growth, 2015-2019
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3.22

The sectors situated at the top of the diagrams (i.e. high on the vertical axis) show the
sectors which have a high degree of localised specialisation, compared to GB.
‘Agriculture’ displays the highest degree of specialisation, being 5.8 times the average
size of the Agricultural sector in GB and containing the joint fifth highest amount in
employment with 2,750. Agriculture experienced 15.8 percent growth over the period,
clearly showing how important that industry remains to the District. This also is likely

to under-estimate the true importance of employment in this sector, as the BRES data
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3.23

3.24

excludes farm-based employment (i.e. farmers living and working on their property).
The second highest degree of specialisation is in ‘Accommodation and Food’ (being
1.8 times the average size of the ‘Accommodation and Food’ sector in GB) and has

seen 11.1 percent growth.

‘Business Administration’ is low down on the vertical axis at 0.5, meaning that the
sector is half the relative size of the sector in GB. However, it has also seen growth of

18.2 percent in employment since 2015.

Figure 9 below shows the split of employment by occupations of residents in North
Norfolk from October 2019 — September 2020. Residents in Managers, directors and
senior official occupations account for 13.4 percent of the workforce, the highest
amount within North Norfolk. Residents employed within Caring, leisure and other
service occupations account for 16.5 percent of the population, the second largest

amount.

Figure 9 — Employment by Occupation, October 2019 — September 2020
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3.25

Number and Sizes of Businesses

On a national scale, 79.0 percent of businesses in England employ less than ten
people (micro businesses), whilst 97.9 percent are classified as small (up to 49
employees) as shown in Table 5. North Norfolk broadly follows the same patterns as
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3.26

the national averages, however, shows a slightly lower amount of businesses

employing 0-4 people, and slightly higher in each of the other size bands.

In North Norfolk, the majority of businesses comprise 0-4 employees (73.3 percent).

At the other end of the scale, 10 businesses were identified as having more than 250

employees.

Table 5 — Business Sizes, 2020

Area Number/ Employees
Percentage Micro Small Medium Large
0-4 5-9 10-19 20-49 50-99 | 100-249 | 250+

North Number 3,100 625 300 150 40 10 10
Norfolk

Percentage 73.3 14.8 71 3.5 0.9 0.2 0.2

Norfolk Number 24,900 4,265 2,025 1,185 360 180 120

Percentage 75.4 12.9 6.1 3.6 11 0.5 0.4

England Number 1,883,505 | 260,675 130,420 | 70,025 | 23,621 13,265 9,460

Percentage 78.8 10.9 5.5 29 1.0 0.6 0.4

Source: ONS UK Business Counts, 2021

3.27

3.28

3.29

The total number of businesses can be broken down further by industry sector, as seen
in Figure 10.

The highest proportion of businesses in the district can be found within the ‘Agriculture,
forestry and fishing’ sector (14.5 percent). This is the most populous sector in terms of
number of businesses. The number of employees in this sector, as stated above, is
only 7.5 percent, highlighting that this sector is comprised of many businesses each

employing, on average, a small number of workers.

‘Construction’ businesses account for 13.9 percent of North Norfolk’s businesses,
higher than national averages by 1.1 percent but lower than regional averages by 0.9
percent. This sector contains the eighth highest number of workers within the District
with 5.5 percent. Public sector sectors such as ‘Public administration and defence’ and
Education’ have comparatively low proportions of business entities but are significant
employers in the economy, with each entity being a larger than average employer.
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Figure 10 — Business Count by Sector, Percent, 2020

18 : Arts, entertainment, recreation & other services...
17 : Health (Q)
16 : Education (P)
15 : Public administration & defence (O)
14 : Business administration & support services (N)
13 : Professional, scientific & technical (M)
12 : Property (L)
11 : Financial & insurance (K)

10 : Information & communication (J)

Industry

9 : Accommodation & food services (I)
8 : Transport & storage (inc postal) (H)
7 : Retail (Part G)

6 : Wholesale (Part G)

5 : Motor trades (Part G)

4 : Construction (F)

3 : Manufacturing (C)

2 : Mining, quarrying & utilities (B,D and E)

'"'\”I'M'“‘l”"

1: Agriculture, forestry & fishing (A)

00 20 40 6.0 80 10.0 12.0 14.0 16.0 18.0 20.0
Percentage

mEngland m Norfolk ® North Norfolk
Source: ONS UK Business Counts, 2021
Premises Supply

3.30 Table 6 below provides a summary of the number of commercial units in each local

authority in Norfolk, based on VOA information.

N78(e) / Draft final Stage Two Report / August 2021 / BE Group and WSP / 01925 822112 19



North Norfolk Growth Sites Delivery Strategy
North Norfolk District Council

Table 6 — Distribution of Premises, Number of Units

Area Industrial Offices
Breckland 1,710 500
Broadland 1,310 470
Great Yarmouth 1,140 460
King’s Lynn and West Norfolk 1,380 560
North Norfolk 1,360 400
Norwich 1,390 1,740
South Norfolk 1,530 770
East of England 57,020 38,300
Norfolk 9,820 4,890
England 491,640 404,050

Source: VOA, 2021

3.31

3.32

Compared to the surrounding areas, there is a reasonable supply of industrial premises
in North Norfolk at a similar level to the surrounding areas. The number of
industrial/warehouse units in North Norfolk equates to 13.8 percent of the total of the
County and 2.4 percent of the overall stock for the East of England. Out of all the
neighbouring authorities, Breckland has the highest amount. For offices Norwich has
the highest amount at 1,740 whereas North Norfolk has the lowest amount at 400,
which is 8.2 percent of the collective group stock for the County.

Table 7 shows the supply of office and industrial premises by floorspace. North Norfolk
has the lowest amount of floorspace for both unit types. As of 2019, North Norfolk
contained some 543,000 sgm of industrial floorspace, 10.4 percent of Norfolk's total.
For offices, North Norfolk has 37,000 sqm of office floorspace stock, 5.1 percent of the
County’s supply.
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Table 7 — Distribution of Premises, Floorspace, sqm

Area Industrial Offices
Breckland 1,068,000 44,000
Broadland 648,000 91,000
Great Yarmouth 542,000 57,000
King's Lynn and West 1,012,000 67,000
Norfolk
North Norfolk 543,000 37,000
Norwich 864,000 337,000
South Norfolk 559,000 95,000
East of England 33,717,000 7,118,000
Norfolk 5,236,000 727,000
England 309,771,000 85,461,000

Source: VOA, 2021

Homeworking

3.33 In North Norfolk as of the 2011 Census, 3,754 were counted as working mainly at or
from home (5.3 percent). This figure comprises 17 percent of the working age
population in active employment. This proportion is above both levels seen in Norfolk
as a whole (3.8 percent) and England (3.5 percent). Indicating that working from home

plays quite a large role in North Norfolk, influenced by its rural topography.

Earnings

3.34 Table 8 shows that in 2020, average weekly pay in North Norfolk was £534.70/ week
when measured by place of work and £494.50/week when measured by place of
residence. The difference between those figures indicates those commuting out of the
District to work are finding significantly higher paid employment than those who work
within North Norfolk.
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Table 8 — Average Weekly Earnings, 2020

Area Gross Median Weekly Pay, £ | Gross Median Weekly Pay, £
(Analysis by place of work) (Analysis by place of
residence)
Norfolk 536.3 537.3
North Norfolk 534.7 494.5
England 589.9 589.9

Source: Annual Survey of Hours and Earnings, 2021

3.35 By place of work, pay in North Norfolk is lower than the averages of Norfolk and
England. This is the same by place of residence.
Employment Projections

3.36 Cambridge Econometrics prepares the EEFM, which forecasts population and

employment growth for the region and the constituent local authority areas. The latest
version is based on 2019 data. The following table provides a summary of the forecast
growth in employment by sector for North Norfolk between 2016 and 2036, the
planning period for the Draft Local Plan. These figures are derived from Cambridge
Econometrics’ modelling of the economy, drawing upon 2011 Census information and
changes in demography since. The figures for employment derived from the BRES
information, summarised earlier are drawn from an annual survey of businesses,
extrapolated to the economy as a whole and also excluding farm-based employment.
Therefore, due to the differences in approach there are differences in the estimated

employment figures.
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Table 9 — Employment Forecasts by Sector, 2016-2036

Sector 2016 2036 Change 2016-36
i 2,331 923 -1,408
Agriculture
Mining & quarrying 105 195 90
: 4,288 3,314 974
Manufacturing
Utilities 120 109 11
Waste & remediation 63 259 196
i 3,422 3,960 538
Construction
Wholesale 1,812 1,988 176
Retail 5,122 6,128 1,006
Land transport 1,460 1,443 17
Water & air transport 120 124 4
Accommodation & food services 4,881 6,861 1,980
Publishing & broadcasting 350 292 -58
Telecoms
Computer related activity 235 267 32
Finance
Real estate 445 702 258
i i 1,816 2,273 457
Professional services
Research & development 0 0 0
i i 1,264 1,053 211
Business services
Employment activities 304 307 2
Public administration 1,264 1,267 4
Education 3,638 3,579 60
Health & care 4,950 5,759 809
Arts & entertainment 2,973 2,804 -169
Other services 1,826 1,843 17
43,176 45,804 2,628
Total

Source: East of England Forecasting Model, 2019, Cambridge Econometrics

3.37 The largest sectors by employment as at 2036 are projected to be accommodation and
food services (6,860 jobs), retail (6,130 jobs), health and care (5,760 jobs), which were
the three largest sectors in 2016, though in a different order. It is noted that the 2017
iteration of the EEFM projected 5,330 jobs for the accommodation and food services

sector by 2036, with the latest version increasing this projection by a further 1,530 jobs.

3.38 The sector with the largest numerical growth is also forecast to be the accommodation

and food services sector (+1,980 jobs) and retail growing by 1,000 jobs. This
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demonstrates the expected increasing importance of the services sector to the North

Norfolk economy.

3.39 However, some sectors are anticipated to decline, with the largest declines expected
in agriculture (-1,410 jobs) and manufacturing (-970 jobs). For manufacturing the
following table shows the particular manufacturing sub-sectors, and clearly
demonstrated the importance of food manufacturing in North Norfolk. It is noted that
all (non-zero) manufacturing sub-sectors are anticipated to decline in employment
numbers over the forecast period. The decline in manufacturing forecast in the 2019
iteration of the EEFM is more severe than forecast in the 2017 iteration.

Table 10 — Employment Forecasts by Manufacturing Sub-Sector, 2016-2036
Sector 2016 2036 Change
2016-36
1,506 1,273 -233
Food
887 743 -144
General
. 406 595 189
Chemicals only
. 0 0 0
Pharmaceuticals
479 102 -377
Metals
. 947 496 451
Transport equipment
. 64 105 41
Electronics
4,288 3,314 -974

Total Manufacturing

3.40

3.41

Source: East of England Forecasting Model, 2019, Cambridge Econometrics

Influence of Covid-19 Responses on Socio-Economic Characteristics
Subsequent to the collection and dissemination of some of the above statistics, the
economy has received a major shock due to the Covid-19 pandemic and the
emergency measures that have been imposed. The full impacts of these measures on
the economy have been felt in 2020 and 2021 and are expected to be evident even
beyond the relaxation of restrictions.

The services sector saw the most severe impacts in 2020, with widespread closures
and the restricted operations. Accommodation, dining, entertainment, arts and non-
grocery retailing were shut down for considerably longer periods than other sectors,

with employees furloughed. Manufacturing was more mixed, with some sectors in
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3.42

3.43

3.44

3.45

furlough or substantially reduced output, whereas others seeing increased demand
(e.g. medical equipment manufacturing, some food manufacturing). Warehousing and
transport saw an increase in overall demand, precipitated by the acceleration of online
retailing during the pandemic restrictions, coupled with business responses to Brexit,

looking to on-shore inventory.

Areas such as North Norfolk, which is heavily reliant of the services sector, have been
particularly vulnerable to the economic shock. However, the services sector has seen
strong bounce back in 2021 as restrictions have been relaxed. Domestic tourist
destinations have seen strong demand in recent months as consumers choose UK
locations for holidays, given the obstacles to overseas travel are ongoing. Despite this,
an increase in unemployment has been observed in North Norfolk and more broadly
in the economy, though off a very low base.

The employment growth trajectory to 2036 forecast in the EEFM is likely to be altered
significantly in the short term, with lower employment. While in the longer term the
trajectory is likely to return to a similar growth path, given the short-term shock, this
path will be from a lower base. There is likely to be an ongoing structural change in the
mix of employment that has not be factored into within the EEFM modelling, such as a

movement away from retail and towards warehousing and transport.

Summary — Socio-Economic Profile

As of 2019, the population of North Norfolk was 104,837, a figure that has been steadily
growing since 2015. This has been driven by the growth in the 65+ age cohort, growing
by 2,068 in four years and accounts for 33.2 percent of the overall population in 2019.
Looking forward, the population is forecast to steadily increase by 8 percent up to 2041
(7 percent to 2036). This is lower than the population growth rate for the East of
England whose population is set to increase by 12.0 percent during the same period.
Critically, for North Norfolk, the population growth is largely anticipated to be in the 65+
age cohort, with a projected decline in the working age population.

North Norfolk had a comparatively high rate of unemployment based on data from
October 2019 — September 2020 when compared to other Norfolk districts. An increase
in unemployment was always likely as a result of the Covid-19 pandemic causing

national lockdowns and business closures.
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3.46 North Norfolk ranks as the 127" most deprived local authority in England, which is
about midway in the rankings of local authorities. NVQ levels attained by the working
age population for NVQ1+ and NVQ2+ qualifications, compared well with regional and
national averages. The averages in North Norfolk for NVQ3+ and NVQ4+ (higher

qualifications) are slightly below national averages but above the Norfolk average.

3.47 North Norfolk had 36,500 jobs in 2019. North Norfolk, Norfolk and England saw a
growth between 2015-2016. There was a period of decline in all three areas between
2017-2018. The highest overall losses were in the ‘Retail’, ‘Manufacturing’ and ‘Art,
Entertainment, Recreation and other services’. Both ‘Professional, Scientific and
Technical’ and ‘Retail’ saw an increase of 500 jobs, showing the importance of these

sectors in North Norfolk.

3.48 North Norfolk’s businesses are overwhelmingly small enterprises, employing less
than 10 people. This will influence the types of premises that would be in demand in
the District in coming years. However, there are a small number of larger enterprises,
and the assessment of premises demand should account for this small but important

sector.
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4.0

4.1

4.2

4.3

4.4

4.5

PROPERTY MARKET ASSESSMENT

Introduction

This section considers the demand for land and property within North Norfolk and
broader regional influences. The local market is assessed through a quantitative
review of the local supply of vacant premises, transactional data from the last decade,
alongside up to date market intelligence derived from consultations with a range of

stakeholders.

National and Regional Property Markets
The below commentary provides a snapshot of the wider commercial property market

that provides context for the North Norfolk property market assessment.

The Eastern region contains six core markets, one of these being Norwich. A key
theme impacting the commercial property sector in the region in recent times is the
current supply constraint. Office markets been affected by permitted development
rights (PDR) which resulted in at least 2.1 million sqft of office space being converted
to residential use. As a result of the supply constraint the region as a whole has
experienced rental growth.

Norwich is Norfolk’s main hub for office space. The majority of occupier demand in
Norwich has recently come from local occupiers who are leasing sub 5,000 sqft (460
sgm). Supply in Norwich has fallen in consecutive years and currently stands at just
below 280,000 sqgft (26,000 sgm) and due to PDR pressures, it is estimated that over
700,000 sqft (65,000 sqm) has been converted to residential or other uses. This is a
pattern that can be seen across the region. As a result of this, occupiers have a lack
of choice. PDR in the city centre has also resulted in people moving out of town to find

office space as it is often the only option for occupiers with larger requirements.

Rental Levels have also increased in the area, influenced by the falling supply and at
2019/20 were achieving £16.50 per sqft (£178 per sqm) and there is potential for
headline rents to grow. Such rents achievable will not support new development,
though refurbishments are viable and would be an attractive option to occupiers on the
market. Savills estimated that prime rents in Norwich could increase close to £20.00
per sqft by 2020 (pre Covid-19 economic shock).

N78(e) / Draft final Stage Two Report / August 2021 / BE Group and WSP / 01925 822112 27



North Norfolk Growth Sites Delivery Strategy
North Norfolk District Council

4.6

4.7

4.8

4.9

Within Norfolk, Norwich has the largest travel to work zone compared to other key
Norfolk towns. There are currently 450,000 people living within a 40 minute commute
of Norwich, covering 50.2 percent of the entire Norfolk population. North Norfolk is a
more contained market, though has a net out-commute to Norwich and there are some
north coastal communities where the majority of people work outside the county. This
is predominantly due to links with King’s Lynn and the high proportion of second homes
being located in this area. People are attracted to the lifestyle and amenity of the area.
South Norfolk has a strong pull to other employment markets including Cambridge and

London.

Norwich is the main node for office space, the demand has risen to its highest level in
three years with over 200,000 sqft of requirements, which has resulted in a decline in
supply as discussed above. In 2019 there were 73,200 sqft of lettings. Research has
found that limited development provides an opportunity to capitalise on rental growth.
High quality refurbishments have been a viable option with buildings such as Norfolk

Tower seeing rents rise from £10 per sqft to £15 per sqft post refurbishment.

In terms of Norfolk’s industrial and warehouse market it was negatively affected by the
recession, however, has now fully recovered and capital values have improved. This
was followed by improvements in rental values with an upward trend being evident on
most estates where there are regular lettings. These improved rental values were a
combination of improved demand and reduced supply. With the market being more
buoyant and there is a sustained trend of improving values there is now a better
prospect than at any time in the last ten years for developers to see viable investment

in new industrial and warehouse units.

North Norfolk’s industrial market is influenced by its geography — with its rural location
helping with the food and beverage sectors in terms of agricultural machine production
and maintenance opportunities for value-adding in the food sector, such as food
packaging and processing (e.g. potato processing).

N78(e) / Draft final Stage Two Report / August 2021 / BE Group and WSP / 01925 822112 28



North Norfolk Growth Sites Delivery Strategy
North Norfolk District Council

4.10

4.1

Property Transactions
Transaction information has been sourced from Radius Data Exchange property
database, for industrial/warehouse units and offices, sold or let in North Norfolk in the

last 10 years.

Industrial/ Warehouse

85 industrial deals have been completed within North Norfolk since 2010, of which 80
have data available. A total of 63,725 sgm of floorspace has been transacted. A
breakdown of these deals by year and size band can be seen in Table 11 below.

Table 11 — Industrial Transactions, 2010 - 2020

Industrial Transactions

0-100 101-200 201-500 501-1,000 | 1,001 - 5,000 | 5,001 - 10,000 10,001+ Unknown Total
Total Floorspace (sqm) 594 990 1584
2020 No. of Properties 2 1 1 4
Total Floorspace (sqm) 73 992 238 694 2226 4223
2019 No. of Properties 1 6 1 1 1 10
Total Floorspace (sqm) 93 187 280
2018 No. of Properties 1 1 1 3
Total Floorspace (sqm) 40 2282 12,128 14450
2017 No. of Properties 1 2 2 1 6
Total Floorspace (sqm) 345 232 279 550 4508 5914
2016 No. of Properties 4 2 1 1 1 1 10
Total Floorspace (sqm) 99 160 1,664 541 3,799 6263
2015 No. of Properties 1 1 6 1 1 10
Total Floorspace (sqm) 527 279 10,345 11151
2014 No. of Properties 4 1 4 9
Total Floorspace (sqm) 77 450 2,738 1,915 12,312 17492
2013 No. of Properties 1 3 8 2 5 19
Total Floorspace (sqm) 139 233 464 836
2012 No. of Properties 2 2 1 5
Total Floorspace (sqm) 1,068 1068
2011 No. of Properties 3 1 4
Total Floorspace (sqm) 464 464
2010 No. of Properties 1 1
Total Floorspace (sqm) 866 2781 7,788 4,690 30,964 16,636 0 0 63,725
Total No. of Properties 11 19 24 6 13 3 0 5 81

Source: Radius Data Exchange, 2021

412

413

Industrial properties of 201-500 sgm saw the highest number of deals, accounting for
29.6 percent of the decade total. Most market activity occurred in the 0-500 sgm size
ranges, however, there were also a number of transactions for units between 1,000-
5,000 sgm between the years 2013-2017.

2013 saw the highest number of deals occur within in a single year, 19, 23.5 percent
of the decade total. 2013 also saw the largest amount of floorspace transacted during
a single year at 17,492 sqm. The largest amount of floorspace transacted during a

single deal was 6,064 sgm. There were two deals of this size in the same year, both
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4.14

4.15

for warehouses in Hempstead Industrial Estate, Holt. The longest lease saw 321 sgm
at Unit 4, Norwich Road, Cromer let on a 20 year lease to Miramar Veterinary Centre
Limited in 2013.

Additionally, four investment deals were recorded during the decade, of which the
largest amount of floorspace saw 10,218 sgm of a unit on Parker Drive in Fakenham
sold in an investment deal in 2017 for very low £35,000. Investment deals are not

recorded in the above table of transactions as they do not indicate occupier take-up.

Office
Since the start of 2010, 26 office deals have been completed within North Norfolk,
combining 14,835 sqm of transacted floorspace. Table 12 shows a breakdown by year

and size band.

Table 12 — Office Transaction, 2010-2020

Office Transactions

4.16

417

Source: Radius Data Exchange, 2021

Unsurprisingly smaller offices were the most popular, with 13 office deals, half of all
transactions, completed for offices between 0-100sgm. Transactions of less than 500

sgm accounted for 73.1 percent of all deals completed.

Very large office transactions, for more than 10,000 sqm in one deal, are rare with only
one recorded over the decade. This was the largest deal to occur across the decade

and it occurred in 2014 with an 11,087 sgm building on Clipbush Lane in Fakenham.

0-100 101-200 201-500 501-1,000 | 1,001-5,000 | 5,001 - 10,000 10,001+ Unknown | Total
Total Floorspace (sgm) 54 54
2020 No. of Properties 2 2
Total Floorspace (sgm) 66 120 233 419
2019 No. of Properties 1 1 1 3
Total Floorspace (sgm) 89 227 316
2018 No. of Properties 1 1 2
Total Floorspace (sgm) 0
2017 No. of Properties 1 1
Total Floorspace (sgm) 160 160
2016 No. of Properties 1 2 3
Total Floorspace (sgm) 99 113 291 503
2015 No. of Properties 1 1 1 1 4
Total Floorspace (sgm) 268 434 625 11,087 12414
2014 No. of Properties 4 1 1 1 7
Total Floorspace (sgm) 61 61
2013 No. of Properties 1 1
Total Floorspace (sgm) 39 39
2012 No. of Properties 1 1
Total Floorspace (sgm) 100 769 869
2011 No. of Properties 1 1 2
Total Floorspace (sgm) 0
2010 No. of Properties 0
Total Floorspace (sqm) 936 233 1185 1394 0 0 11087 0 14835
Total No. of Properties 13 2 4 2 (0] 0 1 4 26
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4.18

4.19

4.20

4.21

Excluding this transaction, the average annual amount of office floorspace transacted

in North Norfolk over the last decade was 341 sgm per annum.

2014 saw the highest number of deals completed during a single year with seven. This
was also the year that saw the highest amount of floorspace transacted at 12,414 sqm

equalling 83.7 percent of the decade total.

Additionally, 10 investment deals were completed during the decade. 533 sgm at St

Nicholas Court, North Walsham was the largest investment transaction of the decade.

Rents

Industrial

Figure 11 below shows the average rents being achieved for industrial units over the
last decade, broken down by year. Of the 57 industrial rented properties, pricing

information was available for 33 (57.9 percent).

Figure 11 — Average Rents by Year, Industrial
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Average rents have fluctuated slightly between the years 2010 and 2020. Even though
there has been this fluctuation, rents were similar in 2020 to rents in 2010 at around

£4/sqgft. The anomalous year in 2012 saw one particularly high rent achieved in North
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4.22

4.23

4.24

4.25

Walsham, though this should be seen as an outlier. Otherwise there has been no real

discernible price growth in the industrial sector over the decade.

Freehold transaction data is also available for the period 2010-2020. The average
freehold sale level for the last three years was £68/sqft. This comes from the six

transactions providing a sales price.

Office
The average rents achieved for office units over the last decade have been broken
down by year in Figure 12. 25 office rentals were completed, with rental figures

available for 16.

Figure 12 — Average Rents by Year, Office
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Office rents have been increasing at a steady pace since 2010, apart from a slight dip
in 2019 to £5.60/sqgft. However, the low transaction volumes mean that a discernible

trend is difficult to quantify.

Property Supply

A schedule of the vacant floorspace being marketed in the study area (as of February
2021) has been compiled into a physical survey, a trawl of commercial property agents’
websites and consultations with agents. The marketed space is taken to be a

reasonably close approximation to that which is vacant — although there may be
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4.26

4.27

4.28

4.29

4.30

4.31

occupiers waiting for interest in their property before moving, and empty units not

actually being marketed.

Across the District, a total of 17,603 sgm of vacant space is reported, comprising of 33
individual premises and business parks/industrial estates/enterprise parks. 4,815 sgqm
from 10 premises is industrial and 1,180 sgm in 21 premises is offices. Vacancy
schedules can be found in Appendix 1.

Industrial

The 10 industrial premises are currently being marketed as available with North
Norfolk, comprising 4,815 sqgm (51,829 sqft). The largest available unit is unit 2,
Cornish Way Business Park at 2,806 sgm (30,203 sq ft). There are also four units
currently listed at Hornbeam Business Park, three to let and one for sale, varying in
size between 203 — 290 sgm (2,184 — 3,121 sq ft).

Nine of the properties are being advertised as available for leasehold (90 percent), with

only one property available to buy.

There are also three business parks/industrial estates/enterprise parks currently being
marketed offering a total of 11,609 sqm (124,957 sq ft). These include Scottow
Enterprise Park, Hempstead Road Business Centre and Melton Constable Industrial
Estate. Both Hempstead Road Business Centre and Melton Constable Industrial
Estate have asking rents available of £3.02/sq ft and £1.74/sq ft respectively.
Hempstead Road Business Park is majority industrial, however, does have offices

available on site as well. The same applies for Scottow Enterprise Park.

Including the three business parks/industrial estates/enterprise parks the total

floorspace being marketed is 16,423 sqm (176,777 sq ft).

Figure 13 below shows the various sizes of the marketed industrial units, including the
business parks/industrial estates/enterprise parks. Five of the units are between 201-
500 sgm in size, 38.5 percent. Four of the five are industrial units at Hornbeam
Business Park. The only premises being marketed over 5,000 sgm is Scottow
Enterprise Park, which is 5,207 sqm (56,048 sq ft).
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Figure 13 — Amount of Marketed Property, Industrial
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Office

4.32 There are 21 office premises being marketed within North Norfolk, totalling 1,180 sgm.
20 of the 21 units provide information with regards to size. As Figure 14 shows, there
are no office unit in North Norfolk available of more than 200 sqm which could meet

larger property requirements.

Figure 14 — Amount of Marketed Property, Office
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4.33

4.34

4.35

4.36

4.37

4.38

All 21 office units are available to be leased, with no units for sale. All of the marketed

properties are 200 sqm or smaller with the vast majority smaller than 100 sqm.

Valuation Office Data

The Valuation Office Agency (VOA) provides data on the overall number of business
premises (hereditaments) and overall floorspace by broad use type, including offices
and industrial/warehousing. According to the latest VOA statistics (2018-2019), there
were 400 office hereditaments and 1,360 industrial hereditaments within North Norfolk

at that time, totalling 529,000 sgm and 9,209,000 sgm respectively.

Comparing these VOA figures to the vacancy schedules above can provide an
indication of the overall occupancy rate of the commercial premises. The occupancy
rates calculated are estimates only due to different timeframes of the two sets of data
(VOA data and the vacancy schedules) and that some floorspace may be being sold
off-plan (i.e. yet to be constructed). However, they do provide a reasonable indication

of the overall performance of the market.

Occupancy rates of 90-95 percent can be considered a reasonable balance between
a vibrant, active market, providing good returns to landlords and providing capacity for
churn and growth in the market. A high occupancy rate is an indicator of a full market
with businesses having difficulties in finding adequate premises. A low occupancy

market indicated long-term unoccupied and derelict stock and poor business growth.

As of 2021, there were some 1,180 sgm of office space and 16,618 sqm of industrial
space (including mainly industrial business parks/ industrial estates/ enterprise parks)
on the market, which equates to occupancy rates above 99 percent for both markets.
Even allowing for further available units that may not be widely being marketed, this

suggests a constrained market in North Norfolk.

Summary
Key findings emerging from the analysis of the property market data are that:

e The transactions of commercial property are generally for smaller units, though

some mid to larger industrial units (above 1,000 sgm) have been transacted
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over the past decade. This is consistent with the dominance of SMEs in North
Norfolk as detailed in the socio-economic chapter.

e Industrial premises have had a higher volume of transactions over the last
decade than office premises in North Norfolk.

e There is very limited choice for currently available properties in North Norfolk,
suggesting that businesses may struggle to acquire appropriate premises in
their choice of location.

¢ Rent values, particularly for industrial premises are modest and not suggestive

of an attractive development market in North Norfolk.
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5.0

5.1

5.2

STAKEHOLDER CONSULTATIONS

The research for this Growth Sites Delivery Strategy has included consultations with a
selection of stakeholders in the market, including public sector entities, key
businesses, landholders and commercial property agents. The initial consultations
were predominantly undertaken in early 2020 by face-to-face and telephone
interviews, though some updated consultations occurred later in 2020 and in 2021.
The findings of these consultations have been combined and presented below by key
themes. Importantly, some of the consultations were largely undertaken before the
impacts of the Covid-19 response were felt and understood by businesses and
individuals. Therefore, other issues and opportunities were discussed.

The responses have been combined to provide anonymity to individual respondents,
except when attributable to a particular site or property requirement. The list of

consultees interviewed is provided in Appendix 2.

Overall Market Confidence
e There is significant confidence in the local market, with positivity about the

benefits of operating a business in the locality.

o There is business loyalty to the region, with stability in local markets and long-
term business enterprises.

e Businesses understand that North Norfolk’s rural location comes with
operational obstacles but are prepared to work within these constraints and are
happy to continue to operate within this framework.

e The local area is a good location to operate a food and beverage business as
the surrounding rural economy provides primary inputs and there is a skilled
local workforce.

Key Development Issues

e Costs of development is a key issue limiting commercial property development
in North Norfolk, the values of the end scheme do not support development of
new premises. This viewpoint was observed by developers/landholders as well
as businesses.

e Some respondents suggested that there was insufficient demand for further

employment land, though this was not a universal position.
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Business Issues

Attracting skilled staff was a major difficulty throughout North Norfolk, impacting
on business growth and operations.

Low to moderate wage occupations can be difficult to attract staff, due to
housing affordability issues in North Norfolk. Workers in these occupations may
have to travel significant distances from areas with more affordable housing,
which makes the jobs less attractive.

There is a lack of training facilities within North Norfolk across a broad range of
skill sets, including vocational, technical and professional occupations. Some
respondents considered that there was sufficient demand for an additional
training college to service the area, with an emphasis on engineering skills.
The distance from key markets is a disadvantage of operating a business in
North Norfolk.

Further collaboration between businesses would be a benefit to the North

Norfolk economy, but businesses do not seem to talk to each other.

Property Requirements

Coda Plastics — existing plastics manufacturing business in North Walsham,
looking to consolidate their operations into one location. Have been looking to
acquire premises as they become available, but limited choices and have not
found one unit that all operations could be housed within. Looking for about
8,000 sgm.

Jack Richards and Sons — haulage business in Fakenham, looking to expand
operations by providing storage for clients. Requirement is for about +5,000
sgm and looking in Fakenham.

Crisp Malt — looking to expand premises within their site and adjacent site under
their control. Outline planning application for storage and production units and
a detailed application for entry road and storage unit. Scheme will be partly
funded by a housing scheme (outline application).

Ladbrook — looking to update their premises in North Walsham. Location is
adequate but the manufacturing and office buildings are old and not fit for
purpose. Would consider redevelopment on site or elsewhere in North
Walsham, such as the western extension area. Otherwise Catfield, Stalham or
Aylsham would be adequate.

Marett’s Chariots — coach hire business looking for about 0.5 ha of land. Shape

of land is important for coach movements and parking.
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Property Commentary

e Rural employment units can achieve quite good rents, with firms attracted to
the amenity provided by such units.

o Lack of supply of good quality units (both industrial and office) is the main
limiting factor in the commercial property market. Some respondents have
known businesses to be looking for appropriate spaces for a long time.

e The e-commerce market is changing the requirements for warehouse space.
As the timing and movement of goods is different to a typical retail supply chain,
the locations of warehouses can be different, including in areas (e.g. Norfolk)
not typically associated with logistics.

Development Opportunities

e There are opportunities for business development in rural areas, including
small industrial units, links between agriculture, tourism and retail and small
office units, taking advantage of rural amenity.

o Further offices units are required, with limited good quality options in the
market. Specific areas mentioned were North Walsham, Cromer and eastern
areas

o Further industrial units are required, with limited options of a range of sizes.
Specific areas mentioned were North Walsham, Fakenham and Holt.

Funding

e Local Enterprise Partnership (LEP) funding is available for businesses in
Norfolk, including Small Grant Scheme (up to £3,000) and Growing Business
Scheme (up to £50,000).

e Growing Places Fund is a loan scheme to help development schemes
overcome funding gaps, to be paid back once scheme is operational.

Location specific — North Walsham

o Western extension area has potential positives for the town, including potential
for more employment spaces. However, careful planning is required to ensure
sufficient services for growing population. The traffic issues currently in North
Walsham (i.e. rail bridges) would be resolved with this scheme.

e Town centre car parking options and costs limit the attractiveness of the North

Walsham town centre.
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Location specific — Egmere Enterprise Zone

¢ Landholder considers that there are potential further opportunities for this site,
for operations connected to the rural economy, though costs of development
are limiting its options.

Location specific — Fakenham

e Limited choices of premises for businesses looking to locate to Fakenham,
particularly for good quality premises.

e Vehicular access through and within the town, particularly around the town
centre can be difficult, reducing perceptions of accessibility and convenience
for prospective businesses.

North Norfolk District Council

o Council departments are supportive of business and keen to help. Some
businesses reported that there is a difference between Council’s willingness to
help and their ability to provide help.

o Business rates are a major cost for businesses and limit their ability to spend

on other things (e.g. staff wages, expansion)

Summary — Stakeholder Consultations

5.3

54

5.5

5.6

There is confidence in local businesses in North Norfolk with people wanting to support
local businesses even with the constraints that come with being in a rural location.
North Norfolk council is also very supportive of local business and is keen to help in

anyway they can.

There were a few issues raised during consultations. One of the main issues restricting
commercial development is the cost that comes with developing. Lack of skills being a
further issue throughout North Norfolk impacting on business growth. Due to low

wages and lack of training opportunities North Norfolk struggles to attract staff.

Through stakeholder consultations it has been made clear that there are a number of
property requirements in the area. Businesses are looking for a mixture of opportunities
to expand their current premises and also relocate to larger sites, including some

significant size requirements.

In terms of available property in the area at present time, it is clear rural employment
units can achieve good rents. There is, however, a clear lack of good quality

commercial units, especially office units with limited good quality options in the area.
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The specific areas mentioned were North Walsham, Cromer and eastern areas.
Further industrial units are required with limited options of a range of sizes, namely in
North Walsham, Fakenham and Holt.

5.7 Funding is available for businesses in Norfolk through the Local Enterprise Partnership
(LEP) including small schemes, of up to £3,000 and growing business schemes of up
to £50,000. There is also a growing places fund scheme to help development schemes

overcome funding gaps.
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6.0

6.1

6.2

6.3

EMPLOYMENT SITES

The following table provides an overview of the employment sites and areas in the First
Draft Local Plan (Part 1) and associated mapping (June 2019). This includes
employment land, employment allocations, enterprise zones, proposals for other area
and mixed use areas that have an employment component. The table reviews the
development potential of each of the sites and provides descriptions of any existing
uses and the remaining vacant land parcels. This analysis has been informed by site
inspections of the employment allocations, reviews of planning
applications/permissions where applicable and input from Council officers.

Estimates of the realistic land supply available are drawn from the monitoring data,
and data available on the sites. The realistic land supply is an estimate of the likely
remaining developable land, removing land that has also been taken up for
development but also land that from our analysis is unlikely to be developable for B-

class employment uses.

Appendix 3 is the collection of proformas for the sites with land available, providing
further details for the sites. This includes some employment areas with multiple sites

available.
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Table 13 — Employment Sites in North Norfolk

Site Ref. | Name Location Site Description Site Size, ha- | Site Size, ha | Constraints Development Potential
Number Baseline -
Realisticall
y Available
Employment Land
EMPO02 Norwich Rd Cromer Small node comprising SMEs including auto 0.62 0 Awkward access | Allocation is fully developed, though non-
servicing, mobility shop, home décor. Units are of onto Norwich Rd. allocated land in NCC ownership could
moderate quality though overall layout of this node Neighbouring be for employment uses, similar to
is disjointed. NCC has land to the south (outside of residential dwellings | existing.
current allocation) that could incorporate an
expansion of this site if required.
EMPO03/1 | East side of Holt | Cromer Mix of uses along Holt Rd, including typical B-class 5.78 0 Any development would be an
Rd uses as well as non-B-class uses, that typically intensification of uses, though unlikely in
have a main road location. Includes public sector the foreseeable future.
occupiers (NNDC and police), manufacturer, depot
and retailing. No vacant land is available, though
with consolidation of car-parking there may be
potential for more intensive use of the site.
EMPO03/2 | West side of Holt | Cromer This employment site is split into two separate 8.7 1.72 AONB Industrial units as a reuse of the Stonehill
Rd locations - the southern area (4.5 ha) is a more Way site. Likely to be a short-term
traditional industrial estate of B2 and B8 units. opportunity. Development of a single
Some of the units appear dated and in need of larger unit or a series of smaller units
refurbishment. The large site at the end of Stonehill could be supported.
Way (1.72 ha) formerly had an industrial unit,
though this is now demolished, with hardstand area
remaining. Some unused areas are also located
within the Jewson land (0.36 ha, sloped and treed)
and rear of Howdens land (0.36 ha, treed), though
unlikely to come forward for development. Northern
area (4.2 ha) comprises trade services, Co-op
foodstore, ambulance, Travis Perkins, and smaller
workshop units.
EMP04 Area around | Cromer Predominantly a retail node, comprising 3.13 0 Rail line and terminal | No vacant land available.
Cromer Rail supermarket and comparison stores. Other uses Redevelopment of nightclub provides
Station are Cromer Station and a disused nightclub. The opportunity for regeneration, though has
nightclub has some potential for B1 uses, though been mooted for redevelopment for a
would require investment and it is questionable long time. Potential for good quality
whether such a scheme would be viable. Other offices, including serviced office and
alternative uses may be preferred that take incubator units.
advantage of its proximity to the station.
EMPO05 Fakenham Fakenham Large industrial node housing a wide range of 29.05 3.12 Vacant land parcels appropriate for a mix
Industrial Estate businesses from SMEs to mid and larger occupiers. of B2 or B8 uses, with limited obvious
Includes some high profile NN businesses that have constraints to development, though sites
a national or international market. Some enterprises do not have significant prominence and
have multiple premises due to limited options on the thus may be less attractive to market. Lidl
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Site Ref.

Number

Name

Location

Site Description

Site Size, ha -
Baseline

Site Size, ha

Realisticall
y Available

Constraints

Development Potential

site. Occupancy rates are high. Majority of the
designation is accessed via George Edwards Rd,
which is approximately 800m from the A148.
However, the south-western part of the designation
is accessed from Norwich Rd or The Drift to the
south or west, which is less convenient to the wider
highways network. Vacant land is centrally located
within the industrial estate and is under the control
of current occupiers (Lidl, Hain Frozen Foods) or
the developer (Gorgate Ltd). These sites would be
appropriate for further B2 or B8 units.

and Hain Frozen Foods sites to be
retained by owners for foreseeable
future. Gorgate Ltd site not currently
being marketed.

EMPO06

Enterprise Way

Fakenham

This employment designation is in two distinct and
separated areas - southern area (3.91 ha) centred
on Enterprise Way being a mix of trade uses, car
sales and showrooms and the northern half (6.01
ha) comprising Morrisons, medical centre, trade
uses, pub/restaurant and clean industrial units.
Some construction is underway in the northern
section, being the remaining areas in this node.
There is no vacant land. The two halves have
different entry-points and have no integrated
function.

9.92

Development of this area has been
recently completed.

EMPO07/1

Holt Rd - west

Fakenham

Single occupier site housing Elis (formerly
Berendsen Workwear) a contract launderer.
Buildings are of a good quality. Neighbouring uses
are housing.

0.96

Neighbouring
residential uses

Potential medium to longer term risk of
being lost to other uses (e.g. housing), if
current occupier vacates site.

EMPO07/2

Holt Rd - east

Fakenham

Small node of light industrial and trade services,
including agricultural goods retailer, furniture
supplier, auto servicing. Buildings are of a moderate
standard and overall development form is relatively
low intensity. Surrounding uses are residential.

1.23

Neighbouring
residential uses

Fully developed

EMPO08

Oxborough Ln

Fakenham

Site near to the town centre of Fakenham
comprising Aldiss, Kinnerton Confectionery and
warehousing uses. Access to the site is very
constrained, both direct access through the narrow
Oxborough Ln and the wider access through the
town centre. The warehousing uses to the east of
the site are in poor condition. Other buildings are of
a moderate to good quality. East of the designated
land is the Residential/Mixed Use allocation F10,
which would need to secure access, but could cater
to some employment expansion in this location if
required (e.g. expansion of Kinnerton).

4.81

Access is
narrow
Wider
constraints
town centre
Potential conflicts
with  neighbouring
uses

very

highways
through

Potential intensification of uses to support
Kinnerton Confectionery and Aldiss
growth needs.

Improvements to access required to
support further development on this site.
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Site Ref. | Name Location Site Description Site Size, ha— | Site Size, ha | Constraints Development Potential
Number Baseline -
Realisticall
y Available
EMP09 South of | Fakenham Collection of uses fronting Hempton Rd at southern 1.97 0 Potential intensification of uses, or
Hempton Rd limit of Fakenham settlement. Servicing the local consolidation of sites for a single, larger
market, uses include tyre servicing, landscape entity. However, this is likely to be a long-
materials, auto sales, engineering, museum. term prospect.
Buildings are a mix of quality and sizes, including
some premises clearly in need of refurbishment or
renewal. No vacant land in this location, though
some sites are underdeveloped.
EMP10 South of | Holt Small agglomeration of uses to the south of 4.1 0 Access through | Fully developed
Hempstead Rd Hempstead Rd. Hempstead Rd Business Centre is residential areas
an office building with warehousing uses to the rear.
At the time of inspection, the office space was
partially occupied. The rest of the land is comprised
of Bookers outlet and food manufacturer. Access
via Hempstead Rd (restricted access) and Heath
Drive (new, main access) requires passing
residential dwellings
EMP10/1 Heath Dr | Holt Industrial estate comprising mix of B1, B2, B8 uses, 5.93 3.6 Access through | Potential for a mix of B1, B2, B8 uses,
Industrial Estate from small storage/workshop units to mid-sized residential areas similar unit size mix to surrounding
depots. Car parking is a mix of off-street and on- industrial areas. Site is currently being
street parking. Access via Hempstead Rd marketed for pre-lets of industrial units at
(restricted access) and Heath Drive (new, main about 450 sqgm
access) requires passing residential dwellings.
Vacant land is the western portion of this
designation as well as narrow land parcels in the
north. The vacant land is predominantly flat and
developable. A proposed employment allocation
(H27/1) is located to the west of the industrial
estate.

EMP11/1 | Thaxters site Holt Current uses are a veterinary surgery, plumbers 0.97 0.51 Narrow access from | Notwithstanding the unenacted planning
and youth centre, which are in buildings of basic to rear of site. Is direct | permission, there would be some
moderate quality. Over half the land is vacant, access from A148 | potential for small B-class units on this
formerly occupied by Thaxters. Planning available? site, benefiting from the A148
permission was granted in 2015 for a food store on prominence. However, with the planning
this site, however this has not progressed. Site has permission, while not progressed, a retail
good prominence on A148. outcome is more likely and should be

assumed to be unavailable for B-class
uses.

EMP11/2 | Tyre Pros Holt Designation include tyre fitting outlet and adjacent 0.28 0 Fully developed
BT facility. Site has good prominence on A148.

EMP12 Tilia  Business | Hoveton Approximately two-thirds of the site is Tilia Business 6.78 1.84 Poor layout Northern site’s development potential

Park Park, with Oyster Yachts being the largest occupier, would be for expansion of uses for Oyster
including B1 and B2 units. Tilia Business Park is Yachts as required. Due to backlands
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Site Ref. | Name Location Site Description Site Size, ha— | Site Size, ha | Constraints Development Potential
Number Baseline -
Realisticall
y Available
accessed via Tunstead Rd, past residences and a Access to northern | location and access, other uses unlikely
school. There is some spare land (1.08 ha) to the half of site via | tobe practical.
north of Oyster Yachts that would require access residential streets Southern site could be developed for B2
through existing car parks and a further parcel of Remaining sites are | or B8 uses, including open storage.
land (0.76 ha) to the south that would also be in backland | Shared access point with Oyster Yachts
accessed via Tunstead Rd. The southern portion of locations. would need to be resolved.
the allocation is Station Business Park, a mix of
retail, B1 and B2 units. Station Business Park is
separated from Tilia Business Park, with no
significant functional relationship.
EMP13 Hoveton East | Hoveton Older industrial estate, with some buildings of a 3.39 0.27 Poor prominence | Potential for small scale units.
Employment poor standard. Jewsons is the largest occupier to towards the rear of
Area the rear of the estate. Remainder of estate is the industrial estate.
predominantly smaller industrial units/workshops
with low ceilings, comprising SMEs, including
vehicle servicing, engineering. Vacant site is within
Benthic Solutions ownership, which built a unit on
the remainder of their site. The Benthic Solutions
land is not within the existing employment area
allocation, though as part of its development the
road was extended to include this site and it is
therefore recommended that the Benthic Solutions
land be incorporated into the allocation. Land to the
east of Benthic Solutions (east of road extension)
should also be considered for employment uses.
EMP14 Melton Melton Industrial estate in the western part of Melton 6.86 0 Potential regeneration site though would
Constable Constable Constable. The estate does not have much need to establish sufficient demand for
Industrial Estate prominence as it is set back from the B1354 and is uses in this location. Regeneration sites
accessed via Marriott Way, which is a minor street are buildings that are low term vacancies.
and has housing. The occupiers are predominantly Likely that more modern, high spec units
B2 uses, with some B8 units. A high level of would attract local interest, particularly
vacancies was observed at the time of inspection, with other locations having limited supply.
most notably the former Structure Flex unit, which However, cost of regeneration is likely to
is a large unit that has been vacant for a be prohibitive, without other funding
considerable time. This unit has some dereliction sources.
(e.g. broken windows).
EMP15 Lyngate Rd | North Industrial estate focused on Lyngate Rd, Folgate 28.68 0.62 Busy industrial node | B2 or B8 units of a range of sizes are in
Industrial Estate | Walsham Rd and Laundry Loke, comprised of a mix of unit demand in this location. Site could be
sizes and qualities. Busy estate with high taken by either a single occupier or
occupancy rates. Some occupiers have multiple