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STATEMENT 

MATTER: EMPLOYMENT 

Inspector’s Matter 

Policy E1 says that: 

“A minimum of 2,000 net additional jobs will be created in the district by 2029 through the 
regeneration, modernisation and expansion of existing employment sites, and through the 
provision for new employment sites at the strategic allocations and South Maldon Garden 
Suburbs and other high quality and sustainable locations.” 

To this end, it identifies a number of specific existing employment sites to be reserved for 
that purpose.  This amounts to 94.21 hectares of land.  It also allocates three sites for 
employment use.  An extension to Burnham Business Park of 3.4 hectares (Site E1(q)) is 
allocated.  Site E1(p) is 0.5 hectares and forms part of the Maldon Garden Suburb. 

Further land of 4.5 hectares at Wyke Hill (south), Maldon, apparently within the Maldon 
Garden Suburb, is also allocated.  However, so far as I can see, the area of land is not 
illustrated geographically on the Policies Map.  Policy E1 says that the detailed allocation – 
that is, the precise site location and boundaries – are to be determined as part of the 
masterplan for the Garden Suburb.  But it seems to me that that is not permitted under 
Regulations 5 and 6 of the 2012 Regulations which I have quoted above.  In short, land 
allocations can only be made in Local Plans.  I would be grateful to know how the Council 
considers this problem should be remedied. 

More fundamentally, I am not wholly clear about the need for land or floorspace for 
economic development over the plan period – that is, the new land/floorspace necessary to 
support the 2,000 net additional jobs planned for.  Policy E1 does not set out a specific 
employment land requirement.  While it allocates 8.4 hectares of land, it is not clear whether 
the Council considers this to be the full extent of new land necessary.  One might assume 
not, given that the Site Allocations Development Plan Document that the Council is 
preparing will include rural employment sites. 

I would be grateful if the Council would prepare a concise paper addressing this.  The paper 
should confirm the Council’s view about the amount of new land needed for employment 
purposes over the plan period, and the sources of supply, including the supply to be 
delivered through the Site Allocations Development Plan Document.  It should also include 
disaggregation by sector/land use type. 

I note the content of the Employment Evidence and Policy Update (July 2015) [EB102a].  
Does the Council now rely on this as the primary source of evidence in relation to economic 
development matters? 

The Update will be subject to more detailed scrutiny through hearings in due course.  
However, I would be grateful for clarifications on the following points. 

The Update’s baseline forecast identifies a need for 370 jobs in A1 retail.  This is based on 
employment projections and differs in approach to the new Maldon Retail Study (July 2015) 
[EB103].  However, it takes into account the retail evidence, particularly in relation to 
floorspace requirements.  Noting substantial variation in floorspace per worker ratios across 
the retail sector, the study estimates a floorspace requirement of between 7,500 to 8,300 
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sqm using town centre/superstore densities, and 39,500 sqm based on retail warehouse 
densities.  It says that this lies comfortably within the range of 13,400 to 21,500 sqm 
identified in the retail study evidence.  

This is based on the notion that the new retail study concludes that between 13,400 sqm and 
21,500 sqm of convenience and comparison retail space will be required over the period to 
2029.  However, I do not recognise those figures.  The conclusions of the new retail study 
suggest rather lower floorspace requirements.  Combining the comparison and convenience 
capacity identified in the retail study leads to an overall range of 6,200-9,800 sqm.  Clearly, 
this is towards the bottom of the range estimated in the Employment Update.  Much depends 
on the type of retailing involved.  For example, bulky goods retailers achieve lower sales 
densities.  But, from my reading, this has been taken into account in the new retail study.   

My concern here is that the new employment and retail studies appear to be inconsistent.  I 
would be grateful if you could provide clarification on these points, and explain the apparent 
discrepancies.  

I note that the Employment Update considers the Strategic HMA to be Chelmsford, 
Brentwood, Braintree, Colchester and Maldon.  As discussed above, so far as I am aware, 
that does not reflect the Council’s current position.  I cannot tell for certain what effect, if any, 
this has on the evidence.  If it relates only to benchmarking, which appears to be the task in 
Section 3.1 of the report, then that may present no problem.  Nonetheless, I would be 
grateful for your clarification on this.  

Maldon District Council response 

Employment land requirement 

1. The Council submitted the Employment Evidence and Policy Update (HJA, July 2015) 

[EB102a] and Employment Land Review [EB102b] to the examination in July 2015.  The 

Employment Evidence and Policy Update is now the Council’s primary source for 

employment evidence. 

2. Regarding the employment land requirement, EB102a recommends that the Council 

should be aiming to provide approximately 11 ha of additional employment land (B use) 

in the District during the plan period.  The Council indicated that it would propose 

modifications to Local Development Plan (LDP) Policy E1: Employment to reflect this 

further evidence (Maldon District Local Development Plan Incorporating Modifications 

Proposed Through Examination-in-Public, 15 December 2015, page 51, footnote 1).   

3. In terms of employment land provision, the LDP is proposing the following employment 

sites: 
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Ref. Site Appropriate 
Use 

Size 

E1(q) Extension to the Burnham Business Park, Burnham-on-
Crouch 

B1, B2, B8 3.4 ha 

E1(p) Wycke Hill (north), Maldon B1, B2 0.5 ha 

N/A Wycke Hill (south), Maldon B1, B2, B8 Circa 4.5 ha 

  Total Circa 8.4 ha 

 

4. In relation to Wycke Hill (south), Maldon, a modification was proposed to change the 

name to South of Limebrook Way (proposed modification 025).  An outline application 

on the site has since been approved, subject to completion of a S106 agreement, which 

would deliver 3.4 ha of employment land.1   

5. Allocations E1(q) and E1(p) with the permission for South of Limebrook Way will 

contribute around 7.3 ha towards the 11 ha employment land requirement identified in 

the Employment Evidence and Policy Update.   

6. The Council is therefore seeking to allocate the remaining proportion of the employment 

land requirement (around 3.8 ha) in the rural area through the Site Allocations 

Development Plan Document (DPD).2  Modifications will be proposed to Policy E1 and 

supporting text to reflect this and the recommendations of the Employment Evidence 

and Policy Update.  

7. In relation to the role of the masterplans and their relationship to the LDP, the Council 

has given more detail in its statement Detail Given About the Allocations.  Modifications 

have been proposed to affirm the primacy of the LDP policies. Sites identified within 

Policy E1: Employment are identified on the LDP Pre-Submission Proposals Maps in 

purple hatched notation.  These include sites with existing employment uses (E1(a) to 

E1(o)) and new allocations (Extension to the Burnham Business Park, Burnham-on-

Crouch, E1(q) and Wycke Hill (north), Maldon, E1(p)).  The site South of Limebrook 

                                                            
1    Outline application for up to 1000 dwellings, an employment area of 3.4 hectares (Use Classes B1, 

B2 and B8 uses), a local centre (Use Classes A1-A5, B1a, C2, C3, D1 and D2 uses), a primary 
school, two early years and childcare facilities, general amenity areas and formal open space 
including allotments, sports playing fields, landscaping, sustainable drainage measures including 
landscaped storage basins and SuDs features, vehicle accesses onto the existing highway 
network and associated infrastructure. 

2  An update on progress with the Site Allocations DPD is provided in the Council’s statement 
Provision for Travellers. 



Matter: Employment 

Maldon District Local Development Plan Examination: Response to Inspector’s Matters (April 2016)           4 
 

Way, Maldon was not shown, but it is proposed to modify the Proposals Maps for 

consistency to show the site in the same notation.  

Employment Evidence and Policy Update (2015) and Maldon Retail Study (2015) 

8. The Employment Evidence and Policy Update, Appendix 3: Economic Forecasts and 

Modelling, indicates that growth of 370 jobs within the A1 Use Class can be anticipated 

over the plan period (paragraph 4.1.1).  This growth could be accommodated within 

town centres, district/local centres or out of town shopping locations.  Given variations in 

floorspace per worker between high street shops, superstores and retail warehouses, 

this could lead to a wide variation in retail floorspace, depending on how the forecast job 

growth is accommodated.  A town centre/superstore based strategy could lead to the 

need for around 7,500-8,300 sqm of retail space.  Given the lower densities of retail 

warehouses, if all growth was to be accommodated within these developments, then this 

could give rise to a requirement for 39,500 sqm.  However, the Update states that, while 

anticipating a mix of requirements, the figure is likely to lie within the lower town centre 

range (paragraph 4.1.1).  

9. The Employment Evidence and Policy Update references the Maldon Retail Study 

(WYG, July 2015) [EB103] which was being developed alongside the employment 

evidence.  Where figures of 13,400-21,500 sqm are referenced in the Update 

(paragraph 8.2.1 and Appendix 3, paragraph 4.1.1) these are from the First Draft (March 

2015) version of the Maldon Retail Study.  The Update qualifies the figures by stating 

that these are “an initial estimate” (paragraph 8.2.1) and “emerging findings” (Appendix 

3, paragraph 4.1.1).  The final Maldon Retail Study (July 2015) contains a range of 

6,200-9,800 sqm which supersedes the emerging findings quoted in EB102a. 

10. The Update makes it clear that the methodology for retail floorspace applied by HJA 

differs from that used in the Maldon Retail Study.  As Appendix 3, paragraph 4.1.1 

states: “Future retail floorspace requirements are traditionally assessed based on future 

expenditure patterns compared with current and planned capacity.  The approach 

considered in this assessment is based on employment projections within the retail 

sector and therefore differs to the more traditional approach which is considered in other 

evidence prepared by White Young Green (WYG) on behalf of Maldon District Council.” 

11. The Update states that the jobs-derived retail floorspace range given in EB102a is 

indicative, for example: 
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• “There is available information to make an assessment of net additional floorspace 

requirements using the employment density method for A Use Classes. However, 

there are also other more traditional methods for assessing future floorspace 

requirements, particularly for retail use.  As a result, the assessment within this 

analysis is set out as indicative.  In this instance, a separate retail study has been 

undertaken and should be given more weight than this assessment” (paragraph 

6.2.3) 

• “A separate and more detailed analysis of the demand for retail sites in the A Use 

Class has been undertaken by White Young Green, and should be given 

significant weight” (paragraph 6.5.12) 

• “Given the specialist nature of the work undertaken by White Young Green, their 

assessment should be given more weight” (paragraph 8.2.1) 

• “There is available information to make an assessment of net additional floorspace 

requirements using the employment density method for A Use Classes.  However, 

there are also other more traditional methods for assessing future floorspace 

requirements, particularly for retail use.  As a result, the assessment within this 

analysis is indicative.  A detailed retail study has been undertaken by White Young 

Green” (Appendix 3, paragraph 2.2.2) 

12. Nevertheless, taking account of these qualifications, although the Employment Evidence 

and Policy Update and Maldon Retail Study have used different approaches to 

calculating retail floorspace, their findings converge around a similar range: 7,500-8,300 

sqm in the Update and 6,200-9,800 sqm in the Retail Study.  The Employment Evidence 

and Policy Update gives weight to the findings of the Maldon Retail Study that the lower 

range of provision is most appropriate (EB103, Section 8.2).  The Council does not 

therefore consider that there is inconsistency between these two studies.     

Functional Economic Market Area (FEMA) 

13. Further explanation on the Housing Market Area is given in the Council’s statement The 

Housing Market Area.   

14. Planning Practice Guidance (PPG) gives guidance on how functional economic market 

areas can be defined, as follows3:  

“The geography of commercial property markets should be thought of in terms of the 

requirements of the market in terms of the location of premises, and the spatial 

                                                            
3    Paragraph: 012, Reference ID: 2a-012-20140306 
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factors used in analysing demand and supply – often referred to as the functional 

economic market area. Since patterns of economic activity vary from place to place, 

there is no standard approach to defining a functional economic market area, 

however, it is possible to define them taking account of factors including: 

• extent of any Local Enterprise Partnership within the area; 

• travel to work areas; 

• housing market area; 

• flow of goods, services and information within the local economy; 

• service market for consumers; 

• administrative area; 

• catchment areas of facilities providing cultural and social well-being; 

• transport network.” 

15. The Employment Evidence and Policy Update considers these factors in Appendix 2, 

Section 2.  The housing market area is one factor that may be used to help determine 

the functional economic market area (FEMA), alongside a number of other 

considerations.  The Update recognises that Maldon District is considered as a single 

housing market area, as paragraph 3.1.3 states: 

“Analysis of the local housing market has concluded that Maldon District can be 

considered a single housing market area.  There are some housing market flows to 

and from adjacent districts, but the evidence suggests that the District boundary is a 

good approximation of a housing market area.”    

16. In defining the FEMA, taking account of the full range of factors set out in the PPG, the 

Update finds that Maldon has strong links with Chelmsford, but has less strong links with 

other adjacent local authority areas, including Braintree, Basildon, Colchester and 

London, which comprise the periphery of the Maldon District FEMA (paragraph 3.1.7).   

17. Issues from across the FEMA have been used to inform scenario development and 

testing within the Update, but Appendix 3 makes it clear that the analysis is focussed on 

Maldon District (paragraph 1.3).  
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