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1. Introduction and Overview 

1.1 This Hearing Statement is submitted by Hermes Property Unit Trust in relation to Stage 

1 of the Cambridgeshire Local Plan Examination. Hermes owns property located at the 

employment cluster south of Fordham and has been engaging in the Local Plan review 

process to seek to demonstrate the suitability of the land for B8 logistics and 

distribution uses (the same as the allocations for the other sites in the Fordham 

cluster). Furthermore, to ensure that the Local Plan plans positively to meet objectively 

assessed needs (OAN), particularly in respect of employment growth and employment 

land provision. 

1.2 This Hearing Statement expands the representations submitted by Hermes in respect 

of both the Further Draft Local Plan Consultation, January 2017 and East 

Cambridgeshire Local Plan Proposed Submission, November 2017.  

1.3 In overview, the following sections demonstrate that the Local Plan is unsound. This is 

principally on the basis of weaknesses in the evidence base relating to the under-

estimate of job growth and employment land needs, principally for B8 logistics and 

distribution uses given clear market signals and changes in the market for B8 uses. 

Greater provision should therefore be made for B8 uses. As a result, and more 

specifically, the Local Plan is unsound on the basis of: 

• not being positively prepared; due to not having a clear strategy to meet 

objectively (or properly) assessed development needs for B8 employment uses;  

• not justified as providing the most appropriate strategy, because a proportionate 

and robust employment evidence base is not available; and  

• not consistent with national policy. This is notably on grounds it does not 

demonstrate: 

‒ employment land of the right type in the right places will be provided to 

support growth and innovation1; and 

‒ market signals, business needs and changes in the market for B8 uses have 

been adequately taken into account to ensure the needs of businesses 

communities are met2.    

1.4 In terms of Inspector’s Matter 3 and Matter 4, this Statement demonstrates that the 

Council’s approach in calculating its full, objectively assessed needs for employment 

land is not justified or based on up-to-date and reliable evidence.  

                                                           
1 CLG (2012) National Planning Policy Framework, para 7 
2 Ibid, paragraphs 17, 21, 158 and 160-161 
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2. Critique of Assessed Needs for Employment 

2.1 This section and the following section together focus on Matter 3 (and the more 

detailed questions under paragraphs 20 to 23 (inclusive)) of the Inspector’s Matters, 

Issues and Questions document (V1) and Matter 4 and the questions at paragraph 34 

therein. 

2.2 The employment land evidence base underpinning the Draft Local Plan for East 

Cambridgeshire is represented by the East Cambridgeshire Employment Land Report 

(ELR)3. This is supported by an Evidence Report4 which provides further background 

information and justification for the allocation of land in Policy LP85.  

2.3 In line with Paragraph 158 of the NPPF, it is a requirement that the Local Plan, and in 

this context Policy LP8, is “based on adequate, up-to-date and relevant evidence about 

the economic, social and environmental characteristics and prospects of the area. Local 

planning authorities should ensure that their assessment of and strategies for housing, 

employment and other uses are integrated, and that they take full account of relevant 

market and economic signals”6 

2.4 Maintaining a robust evidence base to understand both “existing business needs” and 

the “economic markets operating in and across their area” is a further requirement 

confirmed at Paragraph 160 of the Framework.  

2.5 Although Paragraph 1.9 of the Council’s Evidence Report states that the “NPPF policy 

and NPPG guidance have been taken into account in preparing the Local Plan as a 

whole, and Policy LP8 in particular”, it is apparent that the ELR is deficient in its 

assessment of need and by implication is not considered to represent an adequate and 

robust basis for future plan making.  

2.6 Fundamentally, the approach taken, which is based on assessing the capacity of the 

existing supply of employment land to accommodate an estimated 6,000 jobs and 

translating this into a ‘need’ for employment land7, is rudimentary and fails to take 

account of wider market influences and drivers of floorspace demand for B8 uses. It 

also represents an inadequate response to the PPG for preparing economic 

development needs assessments.  

2.7 The main points of critique that respond to the questions under Matter 3, Issue 1 are 

set out in more detail below:   

                                                           
3
 ECDC (2017) Employment Land Report 

4
 ECDC (2017) Policy LP8 – Delivering Prosperity and Jobs Evidence Report (Document Reference PS.EVR8) 

5
 Policy LP8 deals specifically with the provision of employment land to support the delivery of prosperity and jobs 

in the district. 
6
 CLG (2012) National Planning Policy Framework, para 158 

7 ECDC (2017) Employment Land Report, Table 11 
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A narrow and inadequate approach to forecasting need 

2.8 The PPG states that local authorities should develop an understanding of future needs 

based on a range of data which is both current and robust8. Within this context, plan 

makers should consider a range of data sources including sectoral and employment 

forecasts (labour demand), demographic forecasts (labour supply), past-take up as well 

as information gained from business consultation on their future land and property 

requirements. Employment and output forecasts should then be translated into land 

requirements, with estimates of need for different types of occupier demand.   

2.9 It is apparent that the ELR is deficient in a number of these areas and represents an 

inadequate response to the guidance:   

• First, preference is given to labour demand forecasts produced by the East of 

England Forecast Model (EEFM), with a mid-point from the last two baseline 

forecasts (EEFM2014 and EEFM2016) used for the purposes of the assessment 

without any further adjustment to reflect local circumstances. Whilst the 

shortcomings of the approach are acknowledged at paragraph 1.4 of the ELR, no 

attempt is made to challenge the representativeness of the EEFM to ensure they 

are commercially realistic, or reflective of wider growth ambitions.  

• Second, the ELR does not consider demographically derived needs from the 

district’s forecast labour supply. As a result it is unclear the extent to which the 

employment needs of the district’s future resident workforce will be met and 

how policies for employment and housing growth are aligned.   

• Third, little attempt is made to estimate need and future land requirements for 

different types of occupiers/sectors, beyond the somewhat cursory 

consideration of past completions and losses. As a result the ELR is based on only 

a generalised and basic understanding of future business needs across different 

B use class sectors. For example, although the ELR acknowledges that “as online 

sales increase, it is likely more warehouses will be required for storage and 

distribution of the goods ordered online”9, its reliance on past completions over 

the last 17 years as its only indicator of future trends is a somewhat blunt 

approach that fails to recognise the evolving and rapidly growing nature of the 

logistics sector, variances in employment densities and the locational 

requirements of occupiers. Given this context, it is entirely possible that the 

notional potential future supply of 61.7ha of B8 land10 insufficient to meet 

market demand in the plan period.    

2.10 Whilst the Council concludes to be providing more than the minimum required, it is 

questionable whether the ‘minimum required’ (6,000 jobs) is truly representative of 

East Cambridgeshire’s economic growth potential.  It is also evident this conclusion is 

reached based on only a partial assessment, which risks masking important variances in 

future demand, particularly across high growth sectors such as logistics.  

                                                           
8 Paragraph: 032 Reference ID: 2a-032-20140306 
9 ECDC (2017) Employment Land Report 
10 Ibid, Table 6 
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A lack of ambition 

2.11 The overall approach to forecasting also lacks ambition. Employment land 

requirements are considered to support the creation of just 6,000 jobs over the period 

from 2014 to 2036 (22 years). This is significantly lower than the target within the 

current East Cambridgeshire Local Plan (adopted 2015) which targets the creation of 

9,200 jobs during the plan period 2011- 2031 (20 years).  

2.12 The approach also appears to conflict with the Cambridgeshire and Peterborough 

Combined Authority’s ambitions to double the size of the local economy and accelerate 

rates of house building across the area11. This ambition, which is targeting the delivery 

of 90,000 new jobs and over 100,000 new homes by 203612, will result in elevated 

levels of land and floorspace demand that is not currently captured in a baseline 

forecast. In its failure to acknowledge these strategic aspirations the ELR is likely to 

significantly underplay demand driven by potentially significant levels of business and 

population growth across Cambridgeshire.  

The FEMA is not defined  

2.13 Linked to the above, it is evident that the ELR makes no attempt to examine the 

economic relationships shared between East Cambridgeshire and its neighbouring 

areas and define an appropriate Functional Economic Market Area (FEMA). An 

assessment across a relevant defined FEMA forms part of the national guidance for 

ELRs. This omission is to the detriment of the analysis and a more informed 

consideration of East Cambridgeshire’s role and economic linkages with other parts of 

Cambridgeshire is required.  

2.14 Consequently, wider market factors which have a critical influence on patterns of 

employment floorspace supply and demand have been largely ignored.  This includes, 

for example, the area’s “hugely important import / export trade, particularly food, 

engineering goods, and Intellectual Property/digital products, and related logistics and 

distribution networks”13 Also ignored is the influence of key transport infrastructure 

such as the A14 - a key arterial route through the area that has national economic 

significance14 – and the planned investment in the same which has the potential to 

enhance economic growth opportunities and connectivity with the East Coast Ports15. 

2.15 Within this context, it is also notable that the ELR has a wider neglect of ‘strategic’ or 

footloose logistics demand and ‘larger than local’ needs. This could lead to investment 

being stifled or displaced as occupiers are forced to look outside of the district to meet 

their needs.  

                                                           
11

 http://cambridgeshirepeterborough-ca.gov.uk/about-us/what-we-do/  
12

 Cambridgeshire and Peterborough Combined Authority (2018) Cambridgeshire and Peterborough Strategic 

Spatial Framework: Towards a Sustainable Growth Strategy to 2050 

 
13

 Greater Cambridgeshire and Greater Peterborough LEP (2014) Strategy Economic Plan, Executive Summary 
14

 Ibid, p4 
15

 Ibid, p85 

http://cambridgeshirepeterborough-ca.gov.uk/about-us/what-we-do/
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Limited appreciation of local market signals 

2.16 The ELR is deficient in its appreciation of local market intelligence. Whilst past take up 

is considered, the spatial implications of this ‘revealed demand’ has been overlooked, 

with the resulting conclusions having no regard to the changing locational and 

premises requirements of different sectors; informed for example, by discussions with 

developers and property agents, recent surveys of business needs or engagement with 

business and economic forums16. 

2.17 The approach to assessing market balance also fails to robustly assess the extent to 

which the existing land supply being relied on to accommodate employment land 

needs is attractive to the market and remains suitable, available and achievable for its 

intended use in the context of changing patterns of demand.   

2.18 In combination, these omissions represent a significant challenge to the soundness of 

the Local Plan and its evidence base represented by the ELR. This in turn brings into 

question the employment land ‘needs’, which are considered under-estimated for B8 

uses – and in turn the adequacy of planned provision for B8 uses. This is examined 

further in the section below.  

                                                           
16

 Paragraph: 030 Reference ID: 2a-030-20140306 
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3. Demand for B8 Floorspace – Market Evidence 

3.1 Under Matters 3 and 4, the Inspector asks a number of questions around whether the 

‘need’ and quantum of land allocated for employment is justified, effective and 

consistent with national policy. This has direct implications for determining the 

suitability and adequacy of the uses specified under the allocations under Policy LP8. 

The analysis below focuses on the lack of consideration for market signals, likely 

changes in the market and the quantitative and qualitative needs for different types of 

economic activity. Particular reference is given to B8 uses. 

3.2 It is evident that the value of B8 logistics as an economic contributor, both in its own 

right and in terms of supporting other sectors and meeting societal demands, has been 

overlooked by the Council in the preparation of its evidence base and the draft Local 

Plan.  

3.3 This is contextualised below with reference to wider trends in logistics floorspace 

demand nationally, as well as more locally within East Cambridgeshire. 

National Market Context 

3.4 Cushman and Wakefield’s Spring 2018 UK Logistics and Industrial Market Outlook 

report17 states that the high levels of demand during 2018’s Q1 point to continued 

robust performance for the UK logistics sector nationally. Demand in Q1 was the 

strongest quarter on record in the UK since Q1 2015, outstripping the same quarter last 

year by 60%.  

3.5 The report states that purpose-built properties accounted for around two-thirds (67%) 

of this take-up, indicating high levels of occupier confidence. The report also assessed 

that supply-side constraints are intensifying.  

3.6 The continuing growth of e-commerce in particular is expected to remain a positive 

structural driver of demand, with the British Property Federation (BPF) reporting that 

the sector is projected to grow by 10% per year by 2021, reaching a value of £48 

billion18. Changing customer requirements and expectations will also be key drivers, 

with associated follow on effects for retailers, their suppliers and distribution 

networks19, with a commensurate increase in logistics demand expected. The critical 

nature of an efficient logistics supply-chain to supporting the needs of businesses (for 

example in manufacturing) is also increasingly evident.   

Market Signals 

3.7 Analysis of market signals points to elevated levels of demand and a tightening of 

floorspace supply, which is not reflected in the current ELR (which looks at past trends). 

This analysis presented below draws on published data and is supported, where 

                                                           
17 Cushman and Wakefield (2018) Logistics & Industrial Market Outlook, 
18 Turley for BPF (2015) Delivering the Goods: The economic impact of the UK logistics sector 
19 JLL (2017) The UK Big Box Industrial and Logistics Market p3 
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appropriate, with views sourced from Commercial Agents currently marketing property 

in East Cambridgeshire.   

Supply 

3.8 CoStar data indicates that there are a total of 65 warehouse and distribution properties 

located in East Cambridgeshire, providing 2,655,880 sq ft of floorspace.  As shown in 

the chart below, vacancy rates20 within the existing stock are at an all-time low, and at 

0.2% they are considered to be unsustainable; a rate of 10% is regarded as being 

normal in a healthy market in order to allow for turnover and churn.  

Figure 3.1: Warehouse and distribution floorspace vacancy, 2009 – 2018 

 

Source: CoStar 

3.9 Warehouse and distribution floorspace availability21 is also at a 10-year low, with just 

61,375 sq ft of B8 space currently available. This represents an availability rate of just 

2.3% - a rate that is considered to be unsustainable and significantly lower than the 5 

year average of 6.1%.  

                                                           
20 CoStar defines vacant space as space that is not currently occupied by a tenant, regardless of any lease obligation that may be 
on the space. Vacant space could be space that is either available or not available. 
21 CoStar defines availability as the total amount of space that is currently being marketed as available for lease in a given time 
period. It includes any space that is available, regardless of whether the space is vacant, occupied, available for sublease, or 
available at a future date, although it excludes space available in proposed buildings. 
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Figure 3.2: Warehouse and distribution floorspace availability, 2009 – 2018 

(000s sq ft) 

 

Source: CoStar 

3.10 The reductions in supply have been corroborated through discussions with local 

commercial agents, with one commenting that they are marketing approximately 60 – 

70% of the level of stock that they had been just a few years prior. It was also noted 

that if new supply were to be added to the market, it would be met with demand. 

Fordham was identified as being particularly attractive for B8 development, 

attributable to it being a key logistics location close to the A14.  

Rental Values 

3.11 There is evidence that the general tightening of supply is placing upward pressure on 

rental values. CoStar data indicates that recent asking rents of £5.61 per sq ft are circa 

31% greater than the 5-year average of £4.29 per sq ft.  
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Figure 3.3: Warehouse and distribution asking rents, 2009 – 2018 (£/sq ft) 

 

Source: CoStar 

Development rates 

3.12 Past completion rates likewise indicate increasing demand in the East Cambridgeshire 

market. Completions in 2014/15 and 2016/17 are of particular note and should be 

viewed in the context of the lower average completion rates in the seven years 

preceding 2014/15.  

Figure 3.4: Additional B8 floorspace in East Cambridgeshire, 2007/08 – 

2016/17 

 

Source: East Cambridgeshire District Council Authority Monitoring Reports 
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3.13 It is evident that the provision of suitably located logistics sites and infrastructure will 

be critical to the achievement of further growth and the effective, efficient, sustainable 

operation of the Cambridgeshire economy. 

3.14 It is clear both from the assessment of jobs growth in section 2 and the analysis in this 

section that the assessed ‘need’ in the ELR  and allocations of land under LP8 for B8 use 

employment is not justified, effective or consistent with national policy. The 

assumptions used and gaps in the assessment show that the figure could be 

significantly under-estimated. As a result, greater provision for and flexibility within the 

allocations under LP8 (such as on Hermes’ land at Fordham) for B8 use is required.   
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