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Dear Sir / Madam

BRECKLAND LOCAL PLAN FULL UPDATE

REGULATION 18 PREFERRED OPTIONS CONSULTATION 2025

REPRESENTATIONS ON BEHALF OF PIGEON INVESTMENT MANAGEMENT LTD

Savills (UK) Ltd (‘Savills’) have been instructed by the Pigeon Investment Management (‘Pigeon’ / ‘PIM’) to
submit representations in response to the Breckland Local Plan Full Update — Regulation 18 Preferred Options
Consultation currently being undertaken by you — Breckland District Council (‘the Council’).

On behalf of Pigeon, Savills submitted representations to the Council’s at the Call-for-Sites stage earlier in
2025. Pigeon have continued to engage with the Council and other stakeholders since then and would welcome
continued and further opportunities to do so to support:

¢ The identification of Kingsfleet Grove in the emerging Local Plan as a ‘Sustainable Urban Extension’
(‘SUE’);

¢ The continued identification of the Thetford SUE; and
o The continued identification of the Thetford Enterprise Park.

Pigeon have submitted a separate representation relating to the Trident Business Park.

Our Response

On behalf of Pigeon, we have prepared and are submitting responses relating to four key areas:
1. Kingsfleet Grove SUE;

2. Other Palicies (including comments in relation to the existing Thetford SUE, and Thetford Enterprise
Park); and

3. Trident Business Park.

The representations below relate to 1. Kingsfleet Grove SUE.

Offices and associates throughout the Americas, Europe, Asia Pacific, Africa and the Middle East..

Savills (UK) Limited. Chartered Surveyors. Regulated by RICS. A subsidiary of Savills plc. Registered in England MNo. 2605138.
Registered office: 33 Margaret Street, London, W1G 0JD o
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Summary

We trust that our comments are of assistance to the ongoing preparation of the Local Plan.

We also wish to continue to contribute towards the future stages of the Local Plan process and therefore would
be grateful if the Council could advise of further opportunities for participation and the submission of

representations.

Please do not hesitate to contact me if you have any questions regarding these representations or require any
further information.

Yours sincerely,

Jonathan Dixon
BA (Hons) MA MRTPI FRSA
Director

Enc. Appendix 1: Representations to Individual Policies EMP 01, EMP 02 and to the proposed Kingsfleet
Grove SUE (079)

Appendix 2: Representations to the draft Local Plan Evidence Base (HEDNA)
Appendix 3: Suggested Amendments to the proposed Kingsfleet Grove SUE (079)

cc: Pigeon
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Appendix 1

Response to ‘Breckland Local Plan Full Update — Regulation 18 Preferred Options
Consultation 31st October — 15th December 2025’

Representations to Policies EMP 01, EMP 02 and to the proposed Kingsfleet Grove
SUE (079)

On behalf of Pigeon, we have prepared and are submitting responses relating to four key areas:
1. Kingsfleet Grove SUE;
2. Other Policies (including comments in relation to the existing Thetford SUE, and Thetford Enterprise
Park); and
3. Trident Business Park.

The representations below relate to: 1. Kingsfleet Grove.

Which Policy / Paragraph / Site Allocation does comment relate to?

Policy EMP 01: Economic Growth Strategy

Is your comment an objection, supporting or neutral comment?

General Comment LSuppert{ Object/ Unsure

Response

Pigeon is generally supportive of draft Policy EMP 01 as set out in the draft Plan.

Pigeon wish to draw attention to their separate representations to the underlying evidence base in the HEDNA,
and to the proposed Kingsfleet Grove SUE (079).

The A11 is a nationally significant movement corridor that facilitates significant HGV and LGV movements per
day. The A11 corridor is also known as the Cambridge Norwich Tech Corridor and Thetford sits halfway
between the two anchors cities, with the largest residential concentration in the corridor between Cambridge
and Norwich and the highest concentration of employment land with direct access to the A11.

This is shown in Figure 1 below with the employment land in the SUE denoted by a red star.
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Figure 1: Cambridge-Norwich Tech Corridor

UK's biggest shipping port,
handling 40% of all trade

Source: West Suffolk Council (2025)

The draft Policy notes the centrality of the A11 corridor in Breckland's Industrial and Logistics (I&L)' market.
The Employment and Economic Development section of the draft Plan references the 2025 Housing and
Economic Development Needs Assessment (‘HEDNA') as the key evidence document for its employment
sectors (please refer to Pigeon’s separate representation on the HEDNA). The narrative set out in the HEDNA
/ draft Plan identifies the District's key floorspace demand drivers which include manufacturing and
transportation & storage, two burgeoning 1&L sectors. The draft Plan notes the District’s (p. 146) “... very low
vacancy rate ...", “... clear evidence of a need and demand to bring forward new-build space, and to provide
better quality supply, enabling growth of existing local businesses ...". It also notes that market interest is

strongest at Thetford and Snetterton.

Whilst Snetterton has a cluster of existing employment premises, this is about one-third of the employment
provision at Thetford. As such, Pigeon considers that whilst Snetterton is identified in the draft Plan as an
appropriate location for employment growth, Thetford is better positioned to accommodate a substantial
proportion of the District's economic growth over the emerging plan period.

Further, Thetford has considerable, suitable, development capacity for employment premises on the land
identified by Pigeon as part of the Kingsfleet Grove SUE — a highly appropriate location for new I&L floorspace
given its direct access to the A11. The development of the Kingsfleet Grove SUE is noted in the draft Plan as
important due to its proximity to the A11, but Pigeon consider that the overall approach to the Economic Growth
Strategy set out in the draft Plan requires reconsideration, with explicit and definitive support for further
employment growth at Thetford, specifically further I&L growth, and specifically 1&L growth alongside the A11
as part of the proposed Kingsfleet Grove SUE.

Given the above, Pigeon is generally supportive of draft Policy EMP 01 but consider that it should be subject
to some further consideration and appropriate revision.

Pigeon reserves the right to comment further regarding the above.

' References to the Industrial and Logistics ('I&L") sector as contained in these representations should be read as references to
(collectively): Light Industrial (formally B1c use class now part of Class E), General Industry (B2 use class) and Storage and Distribution
(B8 use class). These use classes typically cover the diverse range of industrial, manufacturing and logistics companies that operate
within England.
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Which Policy / Paragraph / Site Allocation does comment relate to?
Policy EMP 02: Employment Land Provision

Is your comment an objection, supporting or neutral comment?

General Comment/ Support/ Object [ Unsure
Response
Pigeon is generally not supportive of draft Policy EMP 02 as set out in the draft Plan.

With regard to employment land provision overall, the draft Policy allocates c. 148 ha of new strategic
employment land, albeit with c. 117 ha of this being at Snetterton.

The draft Plan’s narrative for its employment policies presents the updated employment land demand figures
from the latest HEDNA (see Pigeon’s separate representation to the HEDNA appended hereto). It is notable
that a decline in the demand forecast for Industrial and Logistics (I&L)? reduces the overall amount of
employment land required from 130.3 ha to 84.36 ha. - a decline of more than 45 ha or more than 35%.
However, this decline has taken place without any significant change to underlying market dynamics. This
points to the draft Plan’s reliance on forecast methodologies that generate highly variable figures. It is Pigeon’s
view that this unreliability is due to the forecasting methods, which are not sufficiently market-facing.

Old and Poor Quality I&L Stock

This reduction in the extent of land proposed for I&L employment development is concerning, as 1&L stock in
Breckland is generally older and of poor quality. The market is in urgent need of modern stock that meets the
expectations of occupiers. Less than 1% of the 7.8 million sq ft of I&L stock in Breckland is of above-average
quality. The remaining 99% of stock is of either average or below-average quality. The quality of Breckland's
stock by quality is shown in Figure 1 below.

2 References to the Industrial and Logistics ('I&L") sector as contained in these representations should be read as references to
(collectively): Light Industrial (formally B1c use class now part of Class E), General Industry (B2 use class) and Storage and Distribution
(B8 use class). These use classes typically cover the diverse range of industrial, manufacturing and logistics companies that operate
within England.
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Figure 1: I&L Stock by Quality
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Source: Savills analysis of CoStar data (2025)

A major part of the reason for this generally poor quality of stock is due to the I&L market being supply-
constrained for more than the past decade in Breckland. This is shown in Figure 2 below which covers the
availability rate. An availability rate of 8% is generally considered the equilibrium level of availability and below
that level, the market is considered supply-constrained.

Breckland’s I&L market has had an availability rate below 8%, and thus supply-constrained, since 2014 and
whilst the supply picture has improved over the past year, the market has been undersupplied for considerable
time. This has limited the amount of floorspace taken-up there have been too few commercially attractive
premises options for occupiers.

Figure 2: Breckland I&L Availability Rate
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Source: Savills analysis of CoStar data (2025)
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Thetford & the Kingsfleet Grove SUE

Thetford is proposed as the location for a significant number of new homes planned over the emerging plan
period. A vast majority of these new homes will be built on the existing Thetford Sustainable Urban Extension
(‘SUE"), and the proposed Kingsfleet Grove SUE. Both of these sites are in very close proximity to the land
that Pigeon has proposed as the employment part of the Kingsfleet Grove SUE. Logically, this would lead to
the allocation of this land for employment purposes.

With regard to employment land provision as part of the proposed Kingsfleet Grove SUE, the draft Plan notes
in general terms the importance of employment land being delivered at the Strategic Urban Extension (SUE).
However, the proposed Kingsfleet Grove SUE, as per the current draft Plan, omits any reference to the
substantial (c. 60 ha) area for employment development proposed by Pigeon in its Call-for-Sites submissions
in April and July 2025. Other than acknowledging the mixed-use nature of Kingsfleet Grove, there is no
apparent reason why the Council has chosen not to explicitly reference its employment provision in the draft
Plan.

In addition, the importance of the employment part of the promoted version of the Kingsfleet Grove SUE having
immediate of pre-existing direct access onto the A11 (via the roundabout at the intersection of the A11 (Thetford
Bypass) and the A1075) cannot and should not be underestimated (as noted in both the draft Plan and Pigeon’s
representations to draft Policy EMP 01).

Including employment land as part of the Kingsfleet Grove SUE would therefore be highly beneficial to those
seeking 1&L premises. Given the site’s access and the large residential catchment proposed in the SUE, the
employment land will be amongst the best-located and commercially attractive in the district. It is anticipated
that a 125 ha solar farm will be built on land adjacent to the proposed employment land with a Battery Energy
Storage System that would provide electricity to the employment premises.

Part of the economic growth strategy for Thetford, which Pigeon considers is not fully explored in the draft Plan,
or evidence base, but which is discussed in part in Pigeon'’s representations to draft Policies EMP 01 and EMP
02, is the need for diversity and robustness in variety and depth of employment opportunities. As discussed
elsewhere in Pigeon’s representations, the proposed continued identification of the Thetford Enterprise Park
offers the scope for the general employment area along Mundford Road to grow, the identification of
employment areas within the Thetford SUE provides for localised employment opportunities, and the
identification of additional land at the Trident Business Park would facilitate the delivery of high-quality office
space.

Alongside these, the allocation of the promoted employment area within the Kingsfleet Grove SUE would
leverage the location of the SUE adjacent and with immediate access to the A11, as well as to Thetford’s
adjacent urban area, thereby expanding the town’s employment offer in tandem with the proposed housing
growth.

Pigeon considers that, combined, such an approach would encourage a more sustainable pattern of
development, with residents of Thetford able to live and work in relatively close proximity, promoting active
travel, and reducing commuting distances and reliance on private car usage.

Pigeon thus consider that the draft proposed Kingsfleet Grove SUE allocation should be amended to include
specific reference to employment land (Pigeon considers that the employment area proposed as part of the
Kingsfleet Grove SUE could include c. 185,000 sqm (c. 2 million sq ft) of employment floorspace) and ensure
that the strategic objectives of the draft Plan are further supported through providing for an appropriate level of
employment growth at Thetford, via a mixed-use new Sustainable Urban Extension.
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Summary

In summary, Pigeon’s key observations are:

Pigeon has promoted the Kingsfleet Grove SUE as including land for housing, employment, green
infrastructure, education, community facilities, and renewable energy generation. The evidence
suggests that the proposed SUE should be amended to include a substantial quantum of 1&L
employment land.

The draft Plan should recognise, in policy, the centrality of the employment land at the Kingsfleet Grove
SUE as promoted by Pigeon. The Kingsfleet Grove SUE is highly accessible and deliverable and is
located close to existing and anticipated concentrations of residents and employment premises. These
characteristics make it one of the most commercially attractive sites in the District.

The inclusion of employment land at the Kingsfleet Grove SUE is particularly important as the draft
Plan points out the Industrial and Logistics (‘I&L") sector’s strong demand, low vacancy, and need for
better quality premises for local businesses.

The draft Plan’s proposed site allocation policy for the Kingsfleet Grove SUE should recognise how
employment plays a key role for the scheme and wider town. The draft Policy should contain more
detailed guidance and aspirational narrative to inform for the delivery of employment land at the
proposed SUE.

Given the above, Pigeon is generally not supportive of draft Policy EMP 02 as set out in the draft Plan
and consider that it should be subject to some further consideration and appropriate revision.

Pigeon recommends that the following be added to the end of the draft Policy:
Thetford

o Employment provision (c. 60 ha) as determined in accordance with the proposed
Kingsfleet Grove SUE (079).

Pigeon reserves the right to comment further regarding the above.
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Which Policy / Paragraph / Site Allocation does comment relate to?

PROPOSAL Kingsfleet Grove SUE (079)

Is your comment an objection, supporting or neutral comment?

General Comment LSuppert{ Object/ Unsure

Response

Pigeon is generally supportive of the proposed allocation of the Kingsfleet Grove SUE (079).

General Observations

Section 12 of the draft Plan (Site Specific Policies — Housing) currently sets out the proposed housing site
allocations without any supporting explanatory text. While the identification of the Kingsfleet Grove SUE as a
proposed housing allocation is welcome, the absence of any accompanying narrative for any of the draft
allocations within Section 12 is likely to make it difficult to understand the rationale behind the decisions taken
by the Council and the context e.g. sustainability considerations, infrastructure capacity, and how each site fits
into the overall spatial strategy. An accompanying narrative would aid in the accessibility of the Plan.

To address this, Pigeon considers that the draft Plan should be amended to include a brief supporting text /
reasoned justification for each proposed site allocation. With regard to the Kingsfleet Grove SUE, for example,
a few paragraphs could outline the SUE’s pivotal role in ensuring Thetford’s continued ability to grow and
mature, in a direction that does not conflict with the many nearby physical landscape features and
environmental designations and constraints, its sustainability merits, and the reasons for the identified scale of
development at this time.

Pigeon consider that providing such context would greatly enhance the clarity and robustness of the draft Plan,
enabling stakeholders, and ultimately the Inspector at Local Plan Examination stage, to better understand how
each allocation contributes to the Plan’s vision and objectives, spatial distribution strategy, and ultimately how
and why the Plan should be found sound.

The Importance of Kingsfleet Grove SUE

With regard to Thetford and the proposed Kingsfleet Grove SUE, it is ONLY possible for Thetford to grow in
any meaningful manner to the north, across the A11, and to a lesser amount to the east, as the draft Plan
recognises through the identification of the proposed Kingsfleet Grove SUE. To the south, west and east,
significant and highly important physical landscape features and environmental designations and constraints
combine to effectively prevent anything other than small-scale growth, if even that. As such, the proposed
identification of the proposed Kingsfleet Grove SUE, to the north of the A11, represents a recognition by the
Council that Thetford (and the areas feasible for development around it) should be permitted to grow and
mature, during the forthcoming plan period. This growth should be formed of a combination of housing,
employment, community and other supporting uses such as new and expanded education facilities, additional
public open spaces, along with the infrastructure needed to deliver and service both the new development and
also increase the sustainability of the infrastructure servicing the existing town.

In connection with this, Pigeon wishes to highlight that it's Call-for-Sites submissions identified the scope for
around 5,500 new homes in addition to those being delivered within the existing Thetford SUE. As discussed
below, the proposed Kingsfleet Grove SUE only provides for some of these to come forward during the
emerging plan period and the potential scope for future growth to the north of the town should be acknowledged.
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Housing

The draft Plan proposes the allocation of the Kingsfleet Grove SUE for 2,000 homes. However, this figure is
significantly below both the SUE’s capacity (as identified on the draft Policies Map) and what Pigeon consider
it can sustainably deliver within the emerging plan period. Notwithstanding that, the Housing Trajectory at
Appendix 2 to the draft Plan, only assumes the delivery of 1,250 new homes on the Kingsfleet Grove SUE
during the emerging plan period.

The Kingsfleet Grove SUE was promoted through the Call-for-Sites (Stage 1 in April 2025 and Stage 2 in July
2025) as a mixed-use development, including c. 5,500 new homes, c. 60 ha of employment land, significant
green infrastructure, education, community facilities and c. 125 ha of on-site renewable energy infrastructure.
As noted above, around 5,500 new homes could be delivered to the north and east of the town.

Technical work undertaken to date indicates that up to 2,150 new homes can be delivered on the Kingsfleet
Grove SUE without the need for any significant additional infrastructure. This is evidenced by the ‘Indicative
Housing Trajectory’ provided in Pigeon’s submissions to Stage 2 of the Call-for-Sites process (Appendix 2 to
Savills’ letter dated 31st July 2025). Pigeon emphasises that this figure should be a worst case scenario as
the opportunities for improvements to sustainable, public and active travel modes within the town are not
factored in, nor are opportunities for an increased number of internalised trips resulting from the sustainable
co-location of housing, employment and other services facilities.

Given the potential for 2,150 new homes on the Kingsfleet Grove SUE during the emerging plan period Pigeon
considers that the Council consider raising the figures in the Housing Trajectory from 1,250 homes to 2,150
homes and acknowledges the further growth potential to the north of Thetford . These adjustments would align
with the evidence provided to date and provide the draft Plan with greater flexibility in housing land supply.
Importantly, it would also ensure the Plan is positively prepared to meet housing needs in full while negating
the need for additional (less sustainable) allocations elsewhere.

Employment

The proposed Kingsfleet Grove SUE, as per the current draft Plan, omits any reference to the substantial (c.
60 ha) area for employment development proposed by Pigeon in its Call-for-Sites submissions in April and July
2025. Noting that the area identified by Pigeon in its Call-for-Sites submissions for employment development
is included within the extent of the proposed allocation, other than acknowledging the mixed-use nature of
Kingsfleet Grove, there is no apparent reason why the Council has chosen not to explicitly reference its
employment provision in the draft Plan.

The importance of including employment land as part of the proposed Kingsfleet Grove SUE is also discussed
in Pigeon’s representations to draft Policies EMP 01 and EMP 02. Paragraph 6.8 of the draft Plan highlights
continued major opportunities for economic growth along the A11 corridor, with Thetford being identified as a
continuing key employment hub for the District. Allocating land for employment development as part of the
proposed Kingsfleet Grove SUE would directly support this spatial strategy.

Part of the economic growth strategy for Thetford, which Pigeon considers is not fully explored in the draft Plan,
or evidence base, but which is discussed in part in Pigeon’s representations to draft Policies EMP 01 and EMP
02, is the need for diversity and robustness in variety and depth of employment opportunities. As discussed
elsewhere in Pigeon’s representations, the proposed continued identification of the Thetford Enterprise Park
offers the scope for the general employment area along Mundford Road to grow, the identification of
employment areas within the Thetford SUE provides for localised employment opportunities, and the
identification of additional land at the Trident Business Park would facilitate the delivery of high-quality office
space. Alongside these, the allocation of the promoted employment area within the Kingsfleet Grove SUE
would leverage the location of the SUE adjacent and with immediate access to the A11, as well as to Thetford’s
adjacent urban area, thereby expanding the town’s employment offer in tandem with the proposed housing
growth. Further, the proposed inclusion in the SUE of a new Academy of the Built Environment would serve to
further enhance the robustness of the employment offering within Thetford.

10
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Pigeon considers that, combined, such an approach would encourage a more sustainable pattern of
development, with residents of Thetford able to live and work in relatively close proximity, promoting active
travel, and reducing commuting distances and reliance on private car usage.

Pigeon thus consider that the draft proposed Kingsfleet Grove SUE allocation should be amended to include
specific reference to employment land (Pigeon considers that the employment area proposed as part of the
Kingsfleet Grove SUE could include c. 185,000 sgm (c. 2 million sq ft) of employment floorspace) and ensure
that the strategic objectives of the draft Plan are further supported through providing for an appropriate level of
employment growth at Thetford, via a mixed-use new Sustainable Urban Extension.

Phasing

The promoted layout for the proposed Kingsfleet Grove SUE includes housing, employment, significant green
infrastructure, education, community facilities and renewable energy infrastructure. It includes housing to both
the north of the A11, and to the east of the town. A major arear of employment land is also proposed to the
north of the A11, alongside the A1075, with immediate access to the A11. A smaller area of employment land
is proposed to the south of the A11 / east of the town.

This structure to the promoted SUE is deliberate. Firstly, it enables the different types of development to be
delivered independent of each other, albeit in close proximity to each other, with separate construction and
service points of access. Secondly, the distribution, especially of housing, enables delivery in multiple locations
at the same time, directly off existing infrastructure, thereby allowing development to commence as quickly as
possible (when permitted and needed) and the maximisation of delivery rates.

Summary

In summary, Pigeon recommends that the proposed Kingsfleet Grove SUE be amended to refer, specifically,
to 2,150 homes (with all expected to be delivered during the emerging plan period), c. 60 ha of employment
land, significant green infrastructure, education, community facilities and c. 125 ha of renewable energy
development, along with supporting and ancillary uses.

Given the above, Pigeon is generally supportive of the proposed allocation of the Kingsfleet Grove SUE (079)
but consider that it should be subject to some further consideration and appropriate revision — a tracked change
version of the proposed allocation is appended to these representations.

Pigeon reserves the right to comment further regarding the above.

11
Sensitive



savills

Appendix 2

Response to ‘Breckland Local Plan Full Update — Regulation 18 Preferred Options
Consultation 31st October — 15th December 2025’

Representations to the draft Local Plan Evidence Base (HEDNA)

Which Policy / Paragraph / Site Allocation does comment relate to?
The Housing and Economic Development Needs Assessment

Is your comment an objection, supporting or neutral comment?

General Comment LSuppert{ Object/ Unsure

Response

The Housing and Economic Development Needs Assessment (‘HEDNA') was published in July 2025. The
latest HEDNA is an update to an earlier version published in May 2024.

Pigeon’s key observations are:

¢ The methodologies used to forecast demand in the updated HEDNA are the same as were used in the
previous report but the forecasts themselves have been dramatically reduced. These changes have
taken place even though the underlying dynamics of the property market has not significantly changed.
This points to the unreliability of these forecasts.

o The methodologies used to forecast demand are likely to result in an underestimate of underlying need.
This is because they aren’t sufficiently market-facing and don't reflect true underlying demand.

Overall, Pigeon questions the dramatic changes to the HEDNA's Industrial and Logistics (‘I&L’) demand
forecasts and in turn the reliability for use over the plan period.

Table 1 below summarises the changes to the demand forecasts between the 2024 and 2025 versions of the
HEDNA. Forecasts in four of the six scenarios have all significantly reduced. In each of the four scenarios
with dramatic changes, there have been declines in demand ranging from 33% up to 99%. If we compare the
estimates with earlier assessments of the Council's employment land demand (from 2013 and 2017), there
was also a high degree of variability.

Over the past year, during which the work on the latest HEDNA was undertaken, the underlying property market
dynamics didn'’t significantly change to the extent that would warrant such a change in the forecasts. The
relative stability of the property market is made clear in the latest HEDNA which uses the same characterisation
of the property market that was used in the 2024 version. What did change was the data that was input into
the models. The resulting variability in the demand forecasts raises reliability questions of these mechanistic
forecasting methods that don't sufficiently take into account underlying property market dynamics.
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Table 1: I&L Demand Forecasts Comparison Between 2024 HEDNA and 2025 HEDNA
Employment |Alternative |Labour Gross Net Net
Growth Projections |Supply Completions | Completions | Absorption
2024
I&L Total 32.0 70.3 72.3 91.3 82.5 32.7
2025
I&L Total 0.2 31.0 75.4 58.14 55.49 30.04
% Change in |-99% -56% 4% -36% -33% -8%
forecast from
2024 to 2025

Source: Housing and Economic Development Needs Assessment (2024, 2024)

In relation to the previous version of the draft Local Plan, Pigeon pointed out the considerable shortcomings of
the methodologies used in the Council's evidence base. Those shortcomings are again evident in the latest
version. In summary, the methodologies that are used are not sufficiently market-facing, and they result in
underestimates of the underlying demand for I&L floorspace in Breckland. There is substantial market data
available that the Council could use to generate more appropriate future demand scenarios.

Suggested shortcomings of the Council's methodologies / scenarios are set out below in Table 2.

Table 2: Shortcomings of Forecast Methods Used in the HEDNAs

Employment Growth / Alternative
Projections

Forecasts for employment land that are based on forecasts of
employment growth are reflective of the continued restructuring of the
overall economy away from industry and towards services. However, this
pivot in the UK’s employment structure towards services has not changed
the strong and sustained demand for I&L floorspace. The reliance on
employment forecasts results in an underestimation of the demand for
&L premises.

Labour Supply

This method relies on housing growth as a determinant of future demand
for employment premises based on the assumption that new residents
will work in employment premises. However, at the local level the influx
of new residents has a very limited relationship to 1&L markets which
typically have a demand profile that is not linked to the local residential
catchment. The use of the labour supply method leads to an
underestimation of future demand because demand is driven by more
influential market forces.

Gross / Net Completions

Savills does not consider the historic completions to be a robust indicator
of demand but rather a supply measure. It mainly depends on new
employment sites being made available for development. If insufficient
land is made available then new supply will be limited.

Net Absorption

Whilst the use of net absorption is applauded because it is market-facing,
the level of available floorspace in Breckland has been highly constrained
for most of the past decade which has limited leasing activity associated
with net absorption. This has resulted in the forecast of need for this
scenario to be amongst the lowest in both the 2024 and 2025 HEDNAs.
The method makes no allowance for the ongoing shortage of floorspace.
The forecast should also include an uplift that reflects the foregone
demand that was unable to be realised.
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Given the above, Pigeon considers that the HEDNA should be subject to further consideration and appropriate
revision.

Pigeon reserves the right to comment further regarding the above.
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