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1. PURPOSE AND APPROACH
This study reviews the supply and demand of employment land & premises
within Mendip since the previous study in 2005. It uses a mix of robust
evidence and the recommendations of the Mendip Local Development
Framework to forecast future supply and demand to 2016.
This study is a supporting document to the Mendip Local Development
Framework and the MDC Economic Strategy. Its key purpose is to help
ensure that sufficient employment land is allocated to meet the needs of
businesses and enable economic growth.
Our approach is based on the Government’s Employment Land Reviews:
Guidance Note, 2006 which recommends a three-stage approach for
assessing the existing and future supply and demand of employment land.
Stage 1 – Taking stock of the existing situation
An initial assessment of existing employment land sites to identify sites
that need to be protected for employment development and sites that
are not 'fit for purpose' that can be released for other uses. In addition,
we look at policy change and examine the economy at a macro and
micro level including key employment sectors and business needs.
Stage 2 – Understanding trends and future requirements
Looking at how much employment land will be required in the future by
using a mix of economic forecasting, recent trends in demand for
employment sites and understanding the local property market.
Stage 3 – Identifying a ‘new’ portfolio of sites
A detailed review of the supply and demand for employment sites by
location, quality and sector; identifying where demand can be met by
existing sites, gaps in the portfolio and where additional sites are
required. The overall aim is to achieve a balanced portfolio of
employment land sites that fulfill the needs of businesses and
developers and encourage economic growth.
At the same time, this study follows key planning policy principles of
encouraging proactive planning and ensuring sustainable development.
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2. RECOGNISING THE 2005 STUDY
The Mendip Employment Land & Premises Demand and Supply Study 2005
was prepared by The Langdon Partnership for Mendip District Council.
Key findings of this 2005 study were as follows:










Demand for premises in Mendip tends to come from local
businesses and evidence suggests their needs aren’t being met by
the current supply. Small local businesses are at the heart of the
Mendip economy and are therefore the basis for future growth.
National and regional planning policy means that Taunton, Yeovil
and Bridgwater are considered to be the main economic centres.
This means that Mendip’s towns are unlikely to be the focus for
large-scale new business developments or significant inward
investment. This implies that Mendip’s future lies in nurturing its
home-grown small and medium sized enterprises.
Two thirds of demand for premises comes from local business.
The consensus is that demand is strong and supply inadequate for
industrial premises between 100 to 1,000 sqm in size.
Major employment site developments have been slow to reach
market readiness. Businesses cannot wait over the same
timescales. This has created a log jam of businesses waiting for
these sites to become available.
The combination of businesses wanting to own the freehold of
premises and the need to meet the regulatory environment are
building demand for modern quality premises.

At the time of this previous survey, Mendip’s employment sites were fully
occupied and the demand for more space was driving the need for new
employment sites to be allocated.
There was also a growing trend for businesses requiring better quality
premises. It was recognised that if this could not be provided, the risk was a
potential loss of key employers from Mendip.
Some sites identified in 2005 remain undeveloped in 2012 and the underlying
reasons for this need to be considered and reviewed. For example, there is a
significant quantity of allocated employment land at Wells that has been
vacant for some time and is under pressure to change into alternative uses,
particularly retail and residential. Other sites available in Glastonbury and
Street appear to be experiencing low commercial interest which in the main
reflects either environmental issues or lack of infrastructure.
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3.

PLANNING CONTEXT

3.1 National Planning Policy Framework (2012)
This new framework states that the "the purpose of the planning system is to
contribute to the achievement of sustainable development”. This requires the
planning system to perform three roles:






Economic role – contribute to building a strong, responsive and
competitive economy by ensuring sufficient land of the right type is
available in the right places and at the right time to support economic
growth and innovation; and to identify and coordinate development
requirements such as the provision of infrastructure;
Social role – support strong, vibrant and healthy communities by
enabling sufficient housing supply to meet current and future needs;
and to create a high quality built environment with accessible local
services that reflect community needs and support health, social and
cultural well-being; and
Environmental role – contribute to protecting and enhancing the
natural, built and historic environment; including progression towards a
low carbon economy.

Paragraph 14 of the NPPF sets out a presumption in favour of sustainable
development and this is supplemented by practical guidance on:
a)
b)
c)
d)
e)
f)
g)
h)
i)
j)
k)
l)
m)

Building a strong, competitive economy
Ensuring the vitality of town centres
Supporting a prosperous rural economy
Promoting sustainable transport
Supporting high quality communications infrastructure
Delivering a wide choice of high quality homes
Requiring good design
Promoting healthy communities
Protecting Green Belt land
Meeting the challenge of climate change, flooding and coastal change
Conserving and enhancing the historic environment
Conserving and enhancing the natural environment
Facilitating the sustainable use of minerals

A strong case is made for planning as a tool for encouraging sustainable
growth. A proactive approach to planning is needed, backed-up by a robust
evidence base that considers business needs and ensuring the economy is
21st century-proofed.
The NPPF requires Local Plans to set out a clear economic vision and
strategy for their area, which positively and proactively encourages
sustainable economic growth. This includes the need to identify strategic
sites for local and inward investment to match the strategy and ensuring they
meet anticipated needs over the plan period.
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Regards supporting businesses, responsive planning policies are needed that:
 Allow rapid response to changes in economic circumstances;
 Allow changes in working practices;
 Positively promote the location, promotion and expansion of clusters or
networks of knowledge driven, creative and high technology industries;
and,
 Identify priority areas for economic regeneration, infrastructure
provision and environmental enhancement.
There is also a new requirement to regularly review land allocations. This
helps avoid the long-term protection of employment sites where there is little
prospect of them being brought forward for employment uses; instead
allowing alternative uses that support sustainable local communities.
The NPPF aims for a prosperous and sustainable rural economy by:





supporting the sustainable growth and expansion of all types of
business and enterprise in rural areas through the conversion of
existing buildings and well-designed new buildings;
promoting the development and diversification of agricultural and other
land-based rural businesses;
supporting sustainable rural tourism and leisure developments that
benefit businesses in rural areas, communities and visitors, and which
respect the character of the countryside; and,
helping promote the retention and development of local services and
community facilities in villages.

The framework also emphasises how planning is a tool to enable modern
infrastructure such as superfast broadband and its role in supporting towns as
service and employment centres for their local communities.
Above all planning needs to recognise and enable jobs and growth by
enabling the potential for future economic growth. By using robust data for
informed decision-making, this will help ensure a whole economy approach
and be more responsive to future change and local needs.

3.2 Mendip District Local Plan (2002)
Until the Mendip Local Development Framework is adopted, this remains the
policy against which planning decisions are made.
For employment land, the guiding principles are that this needs to:
o Meet the economic and social needs of all members of the community,
o Contribute to the viability and vitality of the District’s towns and villages.
And its relevant key objectives for supporting the Mendip economy are to:
o Ensure adequate provision of land for employment generating
purposes to meet the employment needs of the District, having regard
6
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to the general scale of development provided for in the Structure Plan
and local circumstances; and,
o Provide a range of employment sites in towns which are: suitable and
available for the proposed use, suitable for meeting a variety of
employment needs, and capable of being developed economically over
the plan period.
The Structure Plan requires about 60 hectares of land to be made available in
Mendip for industrial, warehouse and business development purposes
between 1991 and 2011. It also states that once all completions, planning
permissions and existing employment land allocations are considered, the net
requirement is a further 18 ha of land.
There are other comments informing employment land policies including:
o The five towns are the principal locations for employment activities.
o Employment growth in Mendip has mostly been due to the growth of
firms already located in the District and from newly formed businesses.
Mendip under-performs regarding re-locations and inward investment.
o There is restricted choice of suitable sites for physical expansion.
o Mendip is dominated by small firms employing fewer than 25 people.
In fact 75% employ fewer that ten people, 50% employ four or less.
o Demand for premises is primarily from local companies.
o Demand is focused on a limited supply of "the modest end of the
market" (including older refurbished premises, older and modern basic
industrial units, small workshop type premises, more basic low
specification properties as well as inexpensive storage space).
o Demand is very price sensitive. Speculative new build of small
premises is not occurring to meet the shortfall in provision.
o There is pressure for alternative uses of redundant business or
industrial sites, particularly for housing.
o Small-scale enterprises are important in promoting healthy economic
activity in smaller settlements. Sensitive, small-scale new development
can be accommodated without negative impacts on the locality.
o Employment land in the villages is a scarce resource that is in shorter
supply than land for other uses, such as housing.
o There is a need to ensure an adequate supply of sites to meet future
demand from businesses providing local employment opportunities.
The greatest need for employment land is at Frome, Shepton Mallet and
Glastonbury. There is some need in Street, Wells and in the rural villages.
A planning brief (in accordance with Policy Q8) is needed for each site
detailing what development is permitted. Only when this has been agreed,
with the Council, can any planning permission applied for be granted.
An Interim Policy: Protection of Employment Sites has been put in place to
protect against the loss of employment land to other higher-value forms of
development. It states:
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"Pending adoption of the Local Development Framework Core
Strategy, permission will not be granted for development of land or
buildings previously or currently used for, or currently allocated for,
activities falling within Use Classes B1, B2 or B8, unless it can be
demonstrated that:
(a) the re-use for non-B class employment generating uses or for
mixed-use schemes will deliver equivalent employment generation
(based on number of jobs created) or wider economic benefit.
AND
(b) the proposal would not prejudice the development or likely
application of an employment land strategy for the Local Development
Framework, which is currently in preparation."
Its purpose is to ensure there is a material consideration for the loss of
employment land when determining an individual planning application.

3.3 Mendip District Local Plan 2006-2028 (Draft
for Consultation, Pre-submission stage (2012)
Although this new planning policy has not yet been adopted, the thinking
behind it influences and complements this employment land study.
Following NPPF guidelines, the new Local Plan has a presumption in favour
of sustainable development, which means that proposals need to improve
economic, social and environmental conditions in the area.
A key message is that future development should promote more sustainable
patterns of growth, meaning that the majority of housing and employment
activity will be concentrated in the five main settlements and that any policies
that may hold back new economic activity are limited. Any development
proposal will need to take into account local employment growth.
The intention is to enable a wide range of businesses to locate in Mendip by
promoting a choice of suitable sites and premises that also allow for growth.
The needs of the Mendip economy are central to the Local Plan and the
position taken is that “Mendip is open for business”.
Key local issues forming the context of the Local Plan include the need to:
o Restructure the local economy;
o Provide appropriate jobs to recapture a workforce travelling
outside Mendip for work;
o Ensure a sufficient supply of employment land & premises;
o Encourage and support the rural economy;
o Maximise tourist potential in a sensitive manner; and,
o Strengthen the vitality & viability of town centres.
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From these issues, the key economic objectives are:
o To diversify and strengthen the local economy;
o To equip people and local business with skills they need; and,
o To promote greater vitality and viability in our market towns and
rural communities.
This means that across Mendip, in order to meet forecast job growth we need
suitable employment land and premises at the towns and some in the rural
areas. The is likely to be a combination of modern and flexible employment
premises with an emphasis on supporting existing local firms, incubator and
grow-on space and offices.
Relevant policies for this study within the Local Plan are:


Core Policy 1: Mendip Settlement Strategy:
“All new development is expected to contribute positively towards
delivering components of the vision for the district and the associated
strategic objectives.”
Most development will be located at the five main settlements (Frome,
Glastonbury, Shepton Mallet, Street and Wells) to reinforce their roles
as market towns serving their wider rural catchments. In rural areas,
new development will be tailored to meet local needs and this will
predominantly be in the primary and secondary villages, with strictly
controlled development in the open countryside.
The availability of employment land varies from town to town and each
has well-established estates offering space of varying prices and
configurations. Commerce Park at Frome, Morlands at Glastonbury
and Cathedral Park at Wells represent new high quality serviced and
that can accommodate new and growing businesses. Similar land at
Street Business Park is expected to come online in the next few years.
In addition, there are other potential sites that could come forward.



Core Policy 3: Supporting Business Development and Growth:
This supports economic development proposals if they: encourage a
diverse, robust, thriving and resilient economy; enhance the image of
the area as a business location; limit the growth in demand for private
transport and are accessible by sustainable transport modes; offer
higher quality job opportunities to local people or improve the skills of
the resident workforce; and consider options for the use of local
contractors and supply chains in the construction and subsequent
running of the enterprise.
In the period 2006-2028, the forecast of 9,410 new jobs being created
in Mendip (this includes a loss of around 2,000 manufacturing jobs) will
require an adequate supply of employment land and premises. These
economic projections are based upon a broad assessment of the local
economy with the middle of three scenarios being considered the most
likely outcome.
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The table below takes these new jobs and converts them into net new
floorspace and then calculates employment land requirements.
Projections for New Jobs and Employment Land 2006-2028
Settlement

Projected new
jobs (mid
range)

Net new
floorspace
demands (sqm)

Employment
land required
(hectares)

Frome

2,696

24,600

20.2

Glastonbury

1,041

11,700

6.5

Shepton Mallet

1,296

15,950

14.4

Street

856

10,300

9.9

Wells

1,502

26,100

11.1

Rural areas

2,019

TOTALS

9,410

Approach in Core Policy 4
88,650

62.1

(Sources: Employment Land & Premises Technical Paper 2010
and Economic Projections Technical Paper, 2010)

The Employment Land Study helps clarify current and future
requirements and identifies where economic potential may be
constrained against the forecast figures.


Core Policy 4: Sustaining Rural Communities:
This supports the appropriate development of the rural economy where
it delivers modest clusters of flexible premises in the primary villages;
encourages the establishment, expansion and diversification of
businesses in a manner and scale appropriate to the location; or
involves the conversion of existing buildings for an economic use.



Development Policy 20: Reuse of Employment Sites:
For support, proposals need to demonstrate the re-use of land or
premises for non-B class employment generating uses or for mixed-use
schemes that will deliver comparable employment generation (based
on number of jobs created) or wider economic benefits. This has to be
in line with Core Policy 3.
In the period 1991-2006, around 10 hectares of net additional
employment land (within B class uses) was developed within the five
Mendip towns. This has made a positive contribution. But over the
same timescale 23 hectares of existing employment land was lost.



Development Policy 21: Managing Town Centre Uses:
This seeks to maintain and enhance the vibrancy of town centres. It
includes retaining at least two-thirds of primary frontage for retail use;
maintaining commercial uses within secondary frontages; and
encouraging mixed development in the wider town centre.
Design and character is managed under separate policies.
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Development Policy 22: Reuse and Conversion of Rural Buildings:
The reuse or conversion of a building in the countryside for is
supports non-residential uses can be supported so long as a range
of criteria are met.
This policy recognises that redundant buildings are a resource that
can help deliver diversification of the rural economy as well as
increase employment opportunities. It seeks to consolidate
development in locations with good access to jobs, services and
other amenities.



Development Policy 23: Equine Development:
This recognises that keeping horses contributes to the rural economy.
Proposals can be supported where the scale and nature are in keeping
with the character and appearance of the area and don’t adversely
impact on neighbours.

3.4 Mendip Employment Land Supply Technical
Paper (Mendip Local Plan, 2012)
This paper takes information from economic projection work, land supply
monitoring data and insight from the business community to quantify the
amount of employment land that MDC needs to plan for in its Local Plan.
Its main conclusions are aligned to this ELS and are that:


Based on the mid-growth scenario, all towns need additional
employment land supply, except Wells. The calculated additional
requirements to 2026 are:
Frome
Glastonbury
Shepton mallet
Street
Wells

+3.59ha
+0.34 ha
+3.67 ha
+4.84 ha
- 2.84 ha (surplus)



The supply of land at Shepton Mallet is most acute. Land may become
available at the Bath & West Showground, but as uses will need to be
rural/food related, it will not accommodate more general employment
uses. Further business park land allocation would meet future demand
based on projected job growth.



Provision of land at Frome is plentiful in the medium-term given the
supply of land at Commerce Park. There is potential to attract
decanting businesses from bath and so provision of further land to
extend capacity and provide choice of sites may be beneficial.



Glastonbury and Street require relatively modest amounts of additional
employment land. There are some uncertainties regarding the needs
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of existing employers in the town. Street Business Park may offer
opportunities, but there may be a need for alternative sites.


Whilst there is surplus land available at Wells, business survey findings
suggest this is where businesses want to locate. When economic
conditions improve new land might be taken up quickly, this needs to
be reviewed.

3.5 Planning Implications for the ELS
Key issues arising from the policy review include:


The national push for a more effective planning system that is
responsive to change and allows for the provision of employment land
to maximise its contribution towards local, regional and national
economic objectives.



Planning as a facilitator or enabler for economic growth and as a
contributor towards rebalancing and diversifying the economy.



The need to better understand business needs and the dynamics of the
commercial property market, i.e. decisions based on a robust evidence
base.



The provision of sufficient ‘fit-for-purpose’ employment land to meet
business needs so that new jobs can be created.



To enable the clustering of complementary businesses.



Supporting and strengthening the role of Mendip’s five main
settlements as key employment and service centres. This will
concentrate new development and job creation at the towns.



Dealing effectively with pressure from higher-value alternative uses on
(redundant) employment sites.



Carrying out on-going review of key employment sites to ensure the
correct balance in supply, allowing flexibility in responding to economic
change and based on a robust evidence base.



Help stimulate rural economic growth by allowing appropriate (limited)
development at primary villages.
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4. THE EXISTING SITUATION
4.1 The Wider Economic Context
At a national level, the UK’s biggest challenge is economic growth. The
government has introduced sweeping changes to the way economic
development functions to generate local development activity.
One way of looking at the regional economy is though Functional Economic
Zones, of which there are seven in the South West. These reflect economic
links and business operations such as labour markets, retail catchment areas,
goods & service supply chains and the commercial property market.
The Somerset Economic Assessment found the economy operates across
three functional economic zones – these being the M5 Corridor, the A303
Corridor and the North East Triangle. Mendip district is part of the North East
Triangle with Bristol, Bath, Gloucester, Cheltenham and Swindon. This is the
region’s economic powerhouse and is the most accessible part of the South
West with good links to the national economy.
Somerset's position at the heart of the South West
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Source: State of the Somerset Economy, 2010

Bristol and Swindon are home to a significant business base with important
science and technology clusters. Mendip has established economic links with
Bristol, Bath and the west Wiltshire towns, this impacts on population
demographics in that people can live in Mendip and benefit from a wider
choice of jobs availability in the cities.
The South West Observatory’s The Changing State of the South West 2012
makes for interesting reading about regional economic productivity. It shows
that up until the end of 2010, the South West economy was performing
relatively well compared with its UK peers, but during 2011 it was less strong.
This general picture hides significant inequalities – productivity tend to
decrease as you go further west and more peripheral.
SWO concluded that after accounting for ‘boom’ in 2006-2007 and ‘bust’ in
2008-2009’, the South West was the second best performing region (behind
the South East) on the GVA per head measure; but they considered the
immediate outlook for the South West’s economy as not being robust due to
the fragile economy, difficult labour market and rising youth unemployment.
SWO examined the economic success of the six LEP areas in the SW and
found performance varied considerably. Relevant to Mendip is the ranking of
the Heart of the South West LEP as the second least productive LEP (after
Cornwall & the Isles of Scilly).
In contrast, the most productive are the West of England and Swindon &
Wiltshire LEPs, that is most of the North East Triangle area. A general
comment made is that this variation illustrates the higher value added
activities and greatest export potential is concentrated in the better performing
and more accessible areas of the SW region.
Of the 300,000 jobs created since 2000 in the South West, about 85,000 have
been lost, which is the equivalent of 5% of job stock (compared to the national
average loss of 2.7%). A large part of this loss was in the public sector, this
hit the South West particularly badly and an estimated 41,000 were lost from
local government alone.
Job vacancy data for 2011 shows most of the available jobs are within the
Heart of the South West and the West of England LEPs reflecting their
relatively buoyant economies.
In most LEP areas, most job vacancies are for low-skilled elementary
occupations (except for the West of England LEP where they need sales &
customer service people).
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SW LEPs notified vacancies by occupation - December 2011
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Source: South West Observatory using Job Centre Plus data (December 2011)

SW LEPs notified vacancies by industry - December 11
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Source: South West Observatory using Job Centre Plus data (December 2011)
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The State of the Somerset Economy, 2010 is the economic baseline for the
Somerset Economic Assessment, 2011. Together they give a comprehensive
overview of Somerset’s economy, identifying key issues to address and
helping guide the allocation of resources and future investment.
Somerset covers 3,450 km2 and comprises five Districts, including Mendip.
As a largely rural area with dispersed settlements, it has no single large city
dominating the economy, instead it has fifteen key settlements including three
large towns (Taunton, Yeovil and Bridgwater) and Mendip’s five market towns
(Glastonbury, Frome, Shepton Mallet, Street and Wells).
Consultation carried out to inform the economic baseline report highlighted
that the business community see Mendip as an enterprising area with a selfsupporting business community and good business support provision. This
perception is strongly linked to the dispersed and diverse nature of the
economy which is based around several market town centres, rather than
having one principle economic centre.
Across Somerset, there are key challenges around skills and educational
attainment levels. These challenges include the desire to retain young people
in the area and the aspiration for more higher-paid higher-skilled jobs.
Rural businesses add a different and potentially exciting dynamic. Often they
can be the most enterprising and the creation of rural enterprise hubs can be
enough support for these businesses to stay local. However, they often lack
appropriate premises and proximity to market, lack skilled employees, find it
difficult to access business support and have limited scope for expansion or
modernisation which can be due to inflexibility in the planning system.
Suggested interventions include improving access to suitable premises,
forward looking planning policy, demanding faster broadband, ‘fit for purpose’
business support and encouraging experienced business people to get
involved in business-to-business mentoring.
A key message for Somerset is to build on its economic strengths and be
proactive in taking forward new opportunities and growing emerging sectors.
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4.2. Overview of the Mendip Economy
This is a summary of Appendix B.
Somerset’s economy is worth about £8.800 million (2009) representing 9% of
the economic output of the South West region. Oxford Economics data
suggests Mendip contributes £1,600 million, which is 20% of Somerset’s GVA.
We have been out-performed only by South Somerset. In comparison,
Somerset’s economic productivity is below regional and national averages.
2009 data for GVA per employee (FTE) was around £44,000 across Great
Britain, £38,400 across the SW region and £38,900 across Somerset. GVA
output for Mendip has been calculated at £37,300, which is somewhat lower.
Mendip’s employment has steadily grown through the recession since 2007
and where there are dips in employment this can be linked to the loss of major
employers. To start with it was exposed and shrank, but since 2008 the
economy has recovered quickly and maintained net employment growth.
Our geographic location helps our productivity. Mendip has established
strong economic links with Bath, Bristol and West Wiltshire. This is further
helped by the kudos of a Bath postcode helping create higher levels of
entrepreneurship, particularly to the east of the district around Frome.
Our location means there is greater choice of higher skilled and better paid
jobs just outside Mendip’s boundaries. This increases levels of outcommuting to work in Bath and West Wiltshire from the eastern side of the
district, a trend mirrored to a lesser degree for Bristol on the western side
around Wells. Mendip’s aspiration is to have a wider choice of jobs including
higher skilled and better paid employment, achieving this depends on having
high quality business infrastructure and a suitably skilled workforce.
Overall like many other areas, Mendip’s economy has been undergoing
fundamental change as a result of the globalisation of markets, labour costs
and competition from elsewhere. Over the last 20 years or so, traditional
industries have been in gradual decline and as a result there are now fewer
large employers based in Mendip. The economy is now dominated by small
and micro-sized businesses employing fewer than 10 employees.
Mendip is an entrepreneurial place and has sustained relatively high levels of
new business formation and survivorship than the regional and national
averages. Whilst there has been an increase in business deaths, this might in
part be due to ‘losses’ of older businesses that have been struggling.
The sectors that drive the Mendip economy are hotels & restaurants, transport
& storage, food processing and health & social work.
Dominant sectors in terms of the number of employees are whole & retail,
business services, education, health & social work and manufacturing.
On the latter, manufacturing has been in steady decline, but it still employs
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4,400 people which is significant. There is also evidence that small firms have
taken over production from larger firms. Over one-third of manufacturing is
food-processing, which is more than three times the proportion nationally.
Some firms will be able to link with the Hinkley C nuclear power plant supply
chain. As a major civil engineering project lasting 10 years, the impact of this
cannot be ignored. There are opportunities for direct and indirect economic
benefit, including the chance to up-skill the workforce ahead of contracts
being awarded and working in partnership with international players.
Low population densities in rural Mendip challenge sustainable economic
growth. However, it is interesting to note that key rural employment sites
visited and assessed as Part One of this study were generally fully occupied
and fit-for-purpose with good access to markets. This suggests having the
right quality and location of rural employment sites is an important local
economic driver supporting wider sustainability principles.
Mendip’s community profile shows we have above average numbers of "well
off commuters and retired people living in attractive country villages" (over
one in seven), but also communities in Glastonbury and Shepton Mallet that
are within the UK’s 20% most economically deprived.
Mendip has low unemployment (the rate hovers around 2-3%) and very strong
qualification rates. Average gross weekly earnings are lower at the workplace
than for residents. This highlights the tendency for residents to commute out
of the district to higher paid jobs elsewhere.
Evidence also shows rural dwellers are often better qualified than those in
living in the towns, this potential to earn higher wages means they are better
able to afford the higher house prices in attractive villages.
Wells has an increasingly older population with high levels of housing demand
and significant quantities of brownfield employment land. As a result, rising
numbers of the workers commute in for work and there is immense pressure
to use surplus employment land for new housing developments.
In comparison, Shepton Mallet continues to be the fastest growing town in the
district. It has relatively young population and a high proportion of children.
Its central location suits a wide range of businesses located on the edge of the
town within industrial and trading estates. A significant number of larger
businesses are doing well and looking to expand and need skilled workers.
It is therefore essential to understand local demography and economic
change against macro-economics. These trends influence where employment
land is allocated, which in turn depend on the availability of suitable land,
good business infrastructure and access to a suitably skilled workforce.
The aspiration of The Economic Strategy for the Mendip Area 2006-11 is to
have more choice of employment and higher-skilled higher-paid employment
within Mendip to improve the economic well-being of residents and reduce
levels of commuting out of the district to work elsewhere.

18

Mendip Employment Land Study, 2012
SWOT of the Mendip Economy
Strengths

Weaknesses



An economy that is performing
better than its Somerset neighbours.
 Growing levels of employment and
low levels of unemployment.
 Strong small business sector.
 Evidence new and growing
employment sectors that want to
stay in the area.
 High quality and well-known assets
for tourism-related businesses.
 Strong and improving qualification
rates amongst the workforce.
 New skills and ideas brought into
area through inward migration.
 High levels of working age people.
 Location next to and links with ‘the
regional economic powerhouse’
 Known infrastructure improvements
such as the superfast broadband.
 The opportunity for businesses to
link to the Hinkley C supply chain.
 New planning policy that will enable
a proactive planning approach.
Opportunities





















Robust business intelligence.
Proactive planning.
Economic links beyond local
authority boundaries.
A supply of ‘fit-for-purpose’
employment sites and workspaces.
Choice of workspaces for
businesses at all stages of life cycle.
Capturing the economic benefits of
high growth and emerging sectors.
Stimulating rural enterprise.
Entrepreneurship & mentoring.
Attracting inward investment.
Nurturing start-ups.
Promoting as a place to do business
Adequate infrastructure.
Super fast broadband & digital.
Identifying new opportunities.
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Declining traditional and
manufacturing sectors.
Slow or little diversification of the
economy.
Significant growth in part-time and
lower-paid employment.
Businesses struggling to attract
suitably skilled workers.
Low levels of knowledge-based
economic activity.
Infrastructure and accessibility
limitations.
Failure to work in partnership to
deliver key strategic economic
development proposals.
The perception of Mendip and
Somerset as rural backwaters.
Not understanding and responding
to business needs.
Not tackling barriers to growth.

Threats











Inability to respond to economic
change and uncertainty.
Failure to embrace opportunity.
Failure to diversify and remain
competitive.
Not addressing the impact of an
ageing population on the workforce.
Not addressing any skills gaps.
Insufficient choice of jobs & wages.
Lack of sufficient employment land
to meet future needs.
Business organisations that are
unable to properly represent
businesses or that are out of touch.
Continues lack of available finance
and stifled commercial markets.
Competition from the M5 and A303
corridors.
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h) Economic implications for the ELS
o Encouraging economic growth by ensuring adequate infrastructure,
accessibility and availability of ‘fit-for-purpose’ employment land.
o Developing stronger economic links based on functional economic zones
rather than local authority boundaries.
o Promoting Mendip as a good place to do business.
o Addressing Mendip’s vulnerability as a business location in the face of
competition from the M5 and A303 corridors.
o Understanding and responding to business needs.
o Ensuring the continued development of good employment land sites.
o Ensure a choice of workspace including offices, studios and flexible
workspaces. The aim is to maximise economic potential, meet demand
and fulfil different requirements for workspace.
o Diversifying the property mix to remain competitive and attract growing and
new sectors. Not all sectors will require traditional B Class workspace.
o Working in partnership to deliver new infrastructure, such as the roll-out of
high speed broadband which is happening across Somerset and Devon.
o Growing existing businesses and nurturing start-ups.
o Allowing for clustering of complementary businesses.
o Attracting inward investment.

4.3. Assessment of Key Employment Sites
This is a summary of Part One of this report that assessed 48 key
employment sites in Mendip. It should be noted there are additional sites not
included which accommodate significant employers, often as single user sites.
Each site has its own individual report combining qualitative and quantitative
assessment details, together with a site map. The qualitative assessment
involved ten criteria and each criterion was scored separately. Comments
were made where relevant.
See Appendix D for details of the site appraisal criteria used.
The following table summarises the scores awarded by site. Boxes have
been colour-coded for easy reference: High scores are in green (best);
Medium scores in orange (average); and Low scores in red (worst).
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Road Access
Score

Building
Quality Score

Commercial
Appeal Score

Total Points

Neighbouring
Environment
Score
Environmenta
l Contraints
Score

Strategic
Access Score

B1 B2 B8

100

75

100

100

100

66

100

100

100

100

941

Cannards Grave Road

Shepton Mallet

B1

100

75

100

100

100

66

100

66

100

100

907

Wirral Park (Wirral Park Road)

Glastonbury

A1 A5 B1
B2 B8 C1
Sui Generis

100

75

100

66

66

100

100

66

100

100

873

Morlands

Glastonbury

80

75

100

100

100

66

100

33

100

Wells

100

50

100

66

100

66

100

66

75

100
D2
100

854

Stream Business Park

A3 B1 B2
B8 D2
B1 B2

Charlton Trading Estate

Shepton Mallet

B1

100

75

100

66

100

66

100

33

100

100

840

Fosse Way Trading Estate

Shepton Mallet

100

75

100

66

66

100

100

33

100

100

840

Cathedral Park

Wells

A1 B1 B2
B8
B1 B2 B8

80

75

100

66

100

66

100

66

75

100

828

Clarks Head Office

Street

B1

100

75

100

100

100

66

66

66

50

100

823

Wallbridge Industrial Estate

Frome

100

50

100

100

100

66

66

66

75

100

823

Wirral Park (Dyehouse Lane)

Glastonbury

100

75

100

66

100

66

100

33

75

100

815

Marston Trading Estate

Frome

A1 B1 B2
B8
A1 B1 B2
B8
A1 B1 B2
B8 D1 D2

100

50

100

100

100

66

66

33

75

100

790
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Use

Neighbouring
Uses Score

Availability
Score

Street

Location

Clarks Distribution Centre

Site Name

Public
Transport
Access Score
Local labour
Market
Access Score

Summary of Overall Scores by Site

853

Road Access
Score

Building
Quality Score

Commercial
Appeal Score

Total Points

Neighbouring
Environment
Score
Environmenta
l Contraints
Score

Strategic
Access Score

100

66

100

66

66

33

75

100

781

100

75

100

66

66

66

100

33

75

100

781

100

75

100

33

33

100

66

66

100

100

773

Underwood Business Park

Wells

B1 B2 B8

100

50

66

100

66

66

66

66

75

100

755

Avalon & Wells Road Trading

Glastonbury

A1 B1 B2
B8

100

50

66

100

100

66

66

66

75

66

755

Leighton Lane

Evercreech

B1 B2 B8

100

50

100

66

66

66

66

66

75

100

755

Commerce Park

Frome

80

75

100

33

33

66

100

66

100

100

753

Evercreech Junction Industrial

Evercreech

A1 A3 B1
B2 B8 C1
B1 B2 B8

80

50

100

66

66

66

100

33

75

100

736

Crowne Trading Estate

Shepton Mallet

Kilver Street

Shepton Mallet

Emborough Depot

Estates

Use

Neighbouring
Uses Score

Availability
Score

75

Location

100

Ston Easton

A1 B1 B2
B8
B1 B2 B8
D1
B2 B8

Site Name

Public
Transport
Access Score
Local labour
Market
Access Score
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D1

Estate
Station Road Estate

Shepton Mallet

B1 B2 B8

80

50

66

100

100

66

66

66

75

66

735

Nutricia

Wells

B1 B2 B8

20

75

100

100

100

100

100

33

0

100

728

Standerwick Market

Standerwick

B2 B8

100

50

100

33

33

66

66

100

75

100

723

New & South Rock Industrial
Estates

Chilcompton

B1 B2 B8

100

50

100

66

33

66

66

100

75

66

722
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Road Access
Score

Building
Quality Score

Commercial
Appeal Score

Total Points

Neighbouring
Environment
Score
Environmenta
l Contraints
Score

Strategic
Access Score

B1 B2 B8

100

75

66

66

100

66

66

33

50

100

722

Anglo Trading Estate

Shepton Mallet

B1 B2 B8

100

75

66

100

100

33

66

33

75

66

714

Use

Neighbouring
Uses Score

Availability
Score

Glastonbury

Location

Wirral Park (Beckery Road)

Site Name

Public
Transport
Access Score
Local labour
Market
Access Score
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D1
Greencore Group

Evercreech

B1 B2 B8

100

50

66

100

66

33

66

33

100

100

714

Keward Business Park & Mill

Wells

B1 B2 D2

100

50

66

66

66

33

100

33

100

100

714

Westbury-sub-

B1

100

50

66

66

33

66

100

33

100

100

714

100

75

66

66

66

66

66

33

75

100

713

Estate
Lodge Hill Business Park

Mendip

Centurion Business Centre

Shepton Mallet

B1 B2

Royal Bath & West Showground

Shepton Mallet

Sui generis

80

50

100

66

33

66

100

33

75

100

703

Old Down Business Park

Chilcompton

B2 B8

80

50

100

33

33

66

66

100

75

100

703

The Tanyard

Street

B1 D1 D2

100

50

66

66

100

33

100

33

50

100

698

Frome Station

Frome

100

50

66

100

100

66

66

33

50

66

697

Vallis & Vallis Way Trading

Frome

A1 B1 B2
B8 D1 D2
B1 B2 B8

100

75

100

66

66

66

66

33

50

100

697

Street

B1 B2 B8

20

75

100

66

100

100

100

33

0

100

694

Estate
Street Business Park
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Total Points

100

50

66

33

33

66

66

66

75

100

655

Neighbouring
Uses Score

Commercial
Appeal Score

Neighbouring
Environment
Score
Environmental
Contraints
Score

Public
Transport
Access Score
Local labour
Market Access
Score

Building
Quality Score

B1 B2 B8

Road Access
Score

Mells

Strategic
Access Score

Lakeside Park

Availability
Score

Site Name

Use

Location
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Sui Generis

Drapers

Glastonbury

B1 B2 B8

100

75

33

100

100

33

66

66

50

33

623

Quarry Way Business Park

Waterlip

B1 B2 B8

100

50

100

33

66

0

66

33

75

100

623

Willmott’s Business Park

Waterlip

B1 B2 B8

100

50

100

33

33

0

66

66

75

100

623

Thales

Wells

B1 B2

20

50

66

66

66

66

100

33

75

66

608

Staplemead

Frome

B1 B2 B8

100

50

66

33

33

0

66

66

75

100

589

Newbury Works

Coleford

B2 B8

100

25

33

33

33

100

100

33

75

66

598

Ex-Western Vinyls

Frome

B2 B8

20

75

100

66

66

66

66

66

25

33

583

Charmborough Farm Business

Charmborough

B1 B2 B8

100

25

66

33

33

33

66

66

75

66

563

St Cuthberts MIll

Wells

B1 B2 B8

20

50

66

66

66

100

66

66

25

33

558

Dulcote Quarry

Dulcote

B1 B8

60

50

66

66

33

0

66

33

25

66

465

Park
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Overview of Assessment Criteria
All 47 sites have different strengths and weaknesses. This is reflected in the
individual scores and informs decision-making about employment sites which sites need to be retained, which need further appraisal and which, if
any, can be released. Scores have been converted into percentage points to
give equal weighting to criteria and establish the overall position of sites.
Higher Quality Sites
The best sites have a combination of high quality buildings, good road access,
closeness to the local labour supply and have a high quality environment that
is both conducive to employment uses and an asset to the businesses located
there. Sites such as Charlton Trading Estate in Shepton Mallet that have
successfully converted traditional industrial buildings into high tech spaces, as
well as new employment sites such as Commerce Park in Frome that have
well-planned infrastructure and modern buildings.
There are some sites that score well in certain criteria, but whose overall
score is reduced by poor performance in other areas. Lodge Hill Industrial
Estate in Westbury sub Mendip is a good example of modern premises and a
good quality environment, however its overall score is affected by
neighbouring residential use and its local access. Underwood Business Park
(East) would score much more highly given its convenient location for local
labour supply and accessibility, but the lower quality and jumble of buildings
reduce commercial appeal.
Lower Quality Sites
Generally, while the lower quality sites often have redeeming features (and
are in any case more or less fully occupied) the low overall scoring is due to
5+ of the 10 criteria scoring minimum points. Whilst it is complicated to
compare in too much detail the scores of different sites, an overall
assessment of the findings suggests that the most common reasons for lower
scores were the neighbouring uses and environment, poor strategic and local
road access and lack of proximity to the labour market or public transport.
Availability
Just over 90% of sites are fully available for employment use. Just 5 sites
(11%) are vacant with no planning brief; 1 site (2%) is vacant with active
developer interest; and on 7 sites (15%) the development has started. Vacant
employment sites in Wells have been slow to progress towards re-use as
measured by their position in the planning system or active developer interest.
Only one site – Street Business Park – could be classified as inactive due to
no apparent active developer interest, high infrastructure installation costs and
environmental constraints.
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Strategic Access
There are no national primary routes (motorways) in the district, though the
M5 and M4 are within 30-45 minutes drive time. Most employment sites
adjacent to or within 1 mile of an A-road; just two rural sites are more than 1
mile from an A-road. Strategic access to employment sites considered is
adequate.
Local Road Access
The quality of local road access is highly variable. Just 2 sites have poor road
access that limits commercial appeal, 17 sites (36%) have road access that is
only just acceptable for current use and 28 sites (60%) have good access that
meets current and future needs. Allocated employment sites are located
adjacent to A-roads, so local road access will be of a high quality and
capacity. Town-based sites are well served by public transport or within
walking distance of a large population centre and meet the essential criteria.
There are 13 sites (29%) not close to the labour market that foster the need to
travel, whilst mainly rural sites they do include Commerce Park on the edge of
Frome.
Neighbouring Uses and Site Environment
30 sites (64%) were adjacent to a mix of employment and residential
neighbours and significantly 24 sites (51%) have two or more environmental
constraints (mostly relating to residential neighbours) that limit or conflict with
the business activities. A few sites are undertaking active environmental
control measures to a largely successful extent.
Building Quality
11 sites (23%) had modern or recently renovated buildings, a further 25 (53%)
had a mix of old and modern functional units, 6 (13%) had old functional and
acceptable, 3 (6%) were old and worn out and 2 (4%) had no buildings.
Commercial Appeal
Most sites are fully or almost fully occupied. Sites with vacancies are
generally of poorer quality (some being historic buildings with limitations) and
struggle with road access and parking. Even though some sites appear to
have lower quality buildings, the level of occupation in both urban and rural
locations demonstrates that demand is being met to satisfy user needs and/or
lower overheads. A significant proportion of units at Commerce Park are
warehousing, perhaps reflecting the proximity to Bath and access to the M4.
Some sites require significant investment, such as the Anglo Trading Estate in
Shepton Mallet and the ex-Western Vinyls site in Frome. There is a
significant issue in Wells where long-term vacant employment sites have
failed to attract developer interest despite the desirability of a Wells business
address. Clares has been lost to an out-of-town supermarket and other sites
are at risk of being lost to residential use.
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4.4. Current Supply and Demand for
Employment Land and Premises
4.4.1 Valuation Office Agency data
The Valuation Office Agency holds data relating to all premises for which
business rates assessments are made, giving us quantitative data on total
business space in the Mendip district.
This can be compared to other data to better understand the current situation.
Other data includes vacant floorspace, flows of planning permissions and
employment land forecasts.
MDC annually monitors planning permissions relating to floorspace and
employment land. This helps calculate net changes in supply.
Floorspace in Mendip on which business rates are paid
Location
Industrial & Warehouse
Office floorspace (sqm)
floorspace (sqm) *
2005

Jan 2012

Change

2005

Jan 2012

Change

Frome

202,675

67,852

-67%

26,211

45,528

+74%

Glastonbury

88,355

31,375

-64%

18,456

17,228

-7%

Shepton
Mallet

166,031

43,355

-74%

15,909

31,031

+95%

Street

67,593

13,991

-79%

24,018

26,635

+11%

Wells

102,193

28,415

-72%

17,557

61,449

+250%

Other**

49,554

19,294

-61%

4,783

13,788

+188%

Total

678,406

204,281 -70%

108,939

195,657

+80%

Source: Valuation Office Agency, Business Rates data, January 2012
* This is for B1, B2 and B8 uses only
** where Bath, Bristol, Castle Cary, Radstock & Somerton is postcode town

VOA data shows that the total amount of industrial & warehouse floorspace
has decreased and office floorspace has increased.
Whilst the loss of industrial and warehouse floorspace has been fairly even
across the district, the increase in office floorspace has been variable with the
most significant increases in Wells and Other areas.
The pie charts below show the share of floorspace by location. Frome and
Shepton Mallet have the most industrial and warehouse floorspace; whereas
Wells has the largest share of office floorspace.
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Industrial & Warehouse floorspace by town, January 2012

Source: Valuation Office Agency, Business Rates data, 2012

Office floorspace by town, 2012

Source: Valuation Office Agency, Business Rates data, 2012

4.4.2 Current Vacancy Rates
In April 2012, MDC commissioned PJK Chartered Surveyors to undertake a
Market Study to collate the agents’ view of the Mendip commercial property
market. This exercise included a desk-based website review using:






EGi Property Link.com
Focusnet.co.uk
EACH.co.uk
Business Mendip Life.gov.uk
All active commercial property agent websites
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This website review was supplemented by telephone interviews with active
commercial property agents, developers and others; questionnaires to the
owners/developers of key employment sites and brief site visits.
This exercise established that just over 42,000 sqm of second hand space is
available comprising 15,549 sqm of office and 26,621 sqm of industrial space.
Office availability (April 2012)
Availability
sqm

Number of
properties

Average
size sqm

Frome

2,655

8

332

Glastonbury

3,007

4

752

Shepton Mallet

6,872

7

982

Street

64

1

64

Wells

2,951

13

227

Total

15,549

33

471

Location

Source: Mendip Employment Land Study – Market Study, 2010

Industrial availability (April 2012)
Availability
sqm

Number of
properties

Average
Size sqm

Frome

9,103

20

455

Glastonbury

13,853

7

1,979

Shepton Mallet

1,914

6

319

Street

1,494

6

249

Wells

258

3

86

Total

26,621

42

634

Location

Source: Mendip Employment Land Study – Market Study, 2010

From this data the following observations were made about availability:
 There is virtually no second hand office space available in Street.
 All of the available industrial space in Street is under offer.
 There is a severe lack of available industrial space in Shepton Mallet
and Wells.
 The available industrial space at Glastonbury is flattered by the current
availability of the former Meristem site at Wells Road and office
availability by the incomplete Red Brick Building project at Morlands.
 The amount of available office space in Shepton Mallet is exaggerated
by the availability of the ex-Flourish Homes space at Kilver Court,
where the owner is planning to redevelop with some change of use.
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4.4.3 Known requirements
The tables below show the known size and floorspace needed at April 2012.
Known Pent-up Office Requirements, April 2012
Type of
occupier

Employment
impact

Use

Preferred
location

sqm
required

National
charity

Potential
relocation from
outside area

Offices B1

Frome (or
east of)

372

Food & drink
industry

Relocation from
within Mendip

Offices B1

Shepton
Mallet

139

Health / social
sector

Relocation from
within Mendip

Offices B1

Glastonbu
ry

372

Professional
services

Relocation from
within Mendip

Offices B1

Mendip

325

Professional
services

Relocation from
within Mendip

Offices B1

Wells

232

Professional
services

Relocation from
within Mendip

Offices B1

Wells

112

Importer /
wholesaler

Relocation from
within Mendip

Offices B1

Mendip

139

Health sector

Relocation from
within Mendip

Offices B1
Health D1

Wells

465

Health sector

Relocation from
within Mendip

Health D1

Wells

139

Health sector

Relocation from
within Mendip

Health D1

Wells

279

IT/telephony

Relocation from
within Mendip

Offices B1

Wells

186

Service sector
/ business
services

Relocation from
within Mendip

Offices B1

Wells

93

Financial
services

Relocation from
within Mendip

Offices B1

Wells

116

Communicatio
ns Technology

Relocation from
within Mendip

Offices B1

Wells

232

Overseas
NGO

Relocation from
within Mendip

Offices B1

Mendip

186

IT/service
sector

Relocation from
within Mendip

Offices B1

Mendip

743

Total Known Office Space Required (sqm)

4,130

Source: Mendip Employment Land Study – Market Study, 2012
Note: business names are excluded to maintain commercial confidentiality.

30

Mendip Employment Land Study, 2012
The other requirement is for small office space (average size 258 sqm),
generally across Mendip, but especially in Wells and not in Street. This is
mostly for businesses in the professional, financial and health services.
Known Pent-up Industrial Requirements, April 2012
Preferred
location

Space
required
sqm

Factory &
Warehouse
B1/B8

Mendip

1,859

Relocation from
within Mendip

Factory &
Warehouse
B1/B8

Mendip

9,294

International
brand

Relocation from
within Mendip

Factory &
Warehouse
B1/B8

Mendip

2,323

Food & drink
industry

Short-term
requirement

Factory &
Warehouse
B1/B8

Mendip

929

Food & drink
industry

Relocation from
within Mendip

Production
unit B1/B8

Mendip

186

Publisher

Relocation from
within Mendip

Production
unit B1/B8

Frome

23,234

Online retailer

Relocation from
within Mendip

Warehouse
B8

Mendip

743

Promotional
product
wholesaler

Relocation from
within Mendip

Warehouse
B8

Mendip

279

Trade counter

Relocation from
within Mendip

Warehouse
B8

Mendip

1,115

Trade counter

Relocation from
within Mendip

Warehouse
B8

Mendip

743

Type of
occupier

Employment
impact

Food & drink
industry

Relocation from
within Mendip

Food & drink
industry

Use

Total Known Industrial & Warehouse Space Required (sqm)

40,705

Source: Mendip Employment Land Study – Market Study, 2012
Note: business names are excluded to maintain commercial confidentiality.

The real demand is for larger B1 and B8 industrial space, particularly for food
& drink businesses need to relocate into larger premises and who want to stay
in Mendip, but realise that they might not be able to remain in the same town.
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4.4.4 MDC Industrial Land Availability Monitoring System
MDC monitors the gains and losses in employment land provision through its
Industrial Land Availability Monitoring System. This provides accurate data
relating to the flows of planning permissions, implementation and take-up and
tracks the gains and losses to business use in terms of floorspace and
industrial land area. Data for 2006-2011 is summarised in table below.

Net Change In
Permissions in
hectares

PP's Loss in
hectares

PP's Gain in
hectares

Net Completions
in hectares

Loss Completions
in hectares

Industrial Land
Monitoring. Use
Classes 2006 - 2011

Gain Completions
in hectares

Employment Land Monitoring 2006 - 2011

B1, B2 & B8
10.39
4.44

-0.6
-2.27

0.32
4.82

-0.16
-1.05

Wells
Rural

0.48
20.06

5.64
1.70
0.34
-7.83
-5.32
14.65

9.07
15.21

-0.05
-2.97

9.79
2.17
0.16
3.77
9.02
12.24

Sub Total

31.42 -22.24
9.18
A1, A2, A3, A4 & A5
-1.53
0.44
-1.97
0.36
0.75
-0.39
3.15
5.74
-2.59
0.55
0.82
-0.27
-0.25
0.14
-0.39

44.25

-7.10

37.15

2.18
2.69

-0.02
-0.10

0.05
0.06
1.23

-0.11
-0.12
-0.11

2.16
2.59
-0.06
-0.06
1.12

Frome
Glastonbury

7.46
1.89

-1.82
-0.19

Shepton Mallet
Street

1.39
0.14

-1.05
-7.97
-5.80
-5.41

Frome
Glastonbury
Shepton Mallet
Street
Wells
Rural

0.74

-1.22

-0.48

0.07

-0.15

-0.08

Sub Total

8.63

-6.83

1.80

6.28

-0.61

5.67

Overall Total

40.05

-29.07

10.98

50.53

-7.71

42.82

Source: Mendip District Council 2011

There was a net gain of 10.98 ha of industrial land in Mendip district. Most of
the net gains in B-class completions were at Frome where the first phases of
the Commerce Park development were completed. There were gains across
the rural areas due to a number of small developments. Glastonbury and
Shepton Mallet saw small gains.
Street or Wells had little change in net gains and had the biggest net losses.
This reflects a modest additional gain in new B-class permissions combined
with Clarks Distribution Centre being completed at Street and the construction
of the first phase of the Cathedral Park development at Wells.
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A-class completions were concentrated at Townsend Retail Park in Shepton
Mallet and at Wessex Fields in Frome. There has been little activity in other
towns or the rural areas.
Planning consents exist for 42.82 ha of employment land.
Most of the B class consents (37.15 ha) are for sites in the rural areas, Frome
and Wells; whereas Shepton mallet has almost none available. Of the small
quantity of A-class land with planning permission (totalling 5.67 ha), this is
mostly in Frome and Glastonbury, with some at Wells.

4.4.5 Land Allocations awaiting Planning Permission
The Local Plan identifies allocated employment land without planning
permission. As of 31 March 2011, all the sites listed in the 2005 study had
gained outline planning permission or had come to fruition.
There are no new sites that are land allocations awaiting permission.
The Mendip Structure Plan requires about 60 hectares of employment land to
be made available in Mendip between 1991 and 2011. At the time of the last
study in 2005, it was anticipated that this target would be achieved through
the remaining allocations totalling 45.9 ha; this has been achieved.
We now need to look at the detail of what happened in the period 2006-2011
to understand the loss of 29.07 ha of employment land.
A large proportion of this was due to large single-user sites changing. In
Street, there was a land swop between Clarks’ employment site and the
Houndwood housing development.
In Wells, the Nutricia factory was demolished and the site cleared. Outline
planning permission was then granted for a mixed use development that has
not yet happened. As of summer 2012, this was the only site still vacant.
So far in 2012, there are additional losses of employment land to consider that
have involved planning applications for alternative uses. These are:


Nutricia site, Wells. This 5.21 ha site has permission for a mixed use
development including some employment in the form of a care home.



Clares site, Wells. This 4.67 ha site has been subject to a series of
planning applications over the last few years.
In May 2007, outline planning permission was approved for
“redevelopment of existing factory site to provide up to 125 residential
units, sheltered housing, an hotel with public house/restaurant, and
office (class B1) accommodation and alterations to access
arrangements to include junction improvements with East Somerset
Way (DEL)”.
A second outline planning application was then refused and went to
appeal for “Demolition of existing buildings and development of a
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foodstore (Class A1) with customer car parking and a petrol filling
station, residential development (Class C3), new access onto the A371
East Somerset Way and other associated works”. At appeal in March
2012, the decision was upheld by the Inspector.
Then full planning permission was refused for “Demolition of existing
buildings, erection of a class A1 foodstore (2,341 sqm net floorspace,
4,599 sqm gross floorspace) and construction of associated car parking
and a petrol filling station, new access onto the A371 East Somerset
Way and other associated works”. This decision went to appeal and
was also upheld by the Inspector in March 2012.
The final result is that an A1 foodstore has full planning permission and
construction has started. The housing development has outline
planning permission and a detailed application is expected.


Thales site, Wells. This 5.24 ha became vacant in December 2011
when the single user consolidated their operations to Templecombe,
Bristol and London. An application for outline planning permission has
been submitted for “residential development (indicative layout of 188
units), including means of access”. A decision has not yet been made.

In summary, Mendip has 54.6 ha of available employment land with planning
permission. This is made up of the following sites:
Unallocated vacant employment sites:
Nutricia
Wells
Thales
Wells
Ex-Western Vinyls
Frome

Part-developed or undeveloped employment sites:
Commerce Park
Frome
Street Business Park
Street
Dulcote Quarry
Dulcote
Total available employment land
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5.21 ha
5.24 ha
1.22 ha
11.67 ha

4.65 ha
5.90 ha
32.38 ha
42.93 ha
54.6 ha
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4.4.6 Net changes in Floorspace
MDC’s planning function records changes in the quantity of industrial and
office floorspace within the district. The table below summarises the gains,
losses and net changes in completions over the last five years.
Over the period 2006-2011, there has been a net gain of 42,410.37 sqm
mostly for A1, B1 b/c, B2 and D2 uses. The greatest loss was in B8 in 2009,
this was the result of a land swop between a large Clarks employment site
and an adjacent housing site at Houndswood in Street.
Employment Land Monitoring Study for April 2006 – March 2011
Use
Class

Gain Completions
Apr 2006 – Mar 2011

Loss Completions
Apr 2006 - Mar 2011

Net Completions
Apr 2006 - Mar 2011

Area (ha)

Floorspace
(sqm)

Area (ha)

Floorspac
e (sqm)

Area (ha)

Floorspac
e (sqm)

A1

7.27

26,470.40

5.34

9,825.70

1.93

16,644.70

A2

0.24

1,330.87

0.30

1,511.14

-0.06

-180.27

A3

1.04

4,093.00

0.37

2,256.44

0.67

1,836.56

A4

0.04

1,536.78

0.82

1,163.18

-0.78

373.60

A5

0.04

389.22

0.00

0.00

0.04

389.22

Sub
Total

8.63

33.820.27

6.83

14,756.46

1.80

19,063.81

B1a

3.72

12,264.21

3.66

7,634.19

0.06

4,630.02

B1b/c

5.48

19,731.52

1.92

4,857.37

3.56

14,874.15

B2

12.26

43,183.40

7.55

27,243.65

4.71

15,939.75

B8

9.96

27,663.26

9.11

64,988.00

0.85

-37,324.74

31.42

102,842.39

22.24

104,723.21

9.18

-1,880.82

C1

1.68

8,980.80

0.38

1,141.50

1.30

7,839.30

Sub
Total

1.68

8,980.80

0.38

1,141.50

1.30

7,839.30

Sub
Total

D1

2.14

10,461.44

1.27

3,280.96

0.87

7,180.48

D2

15.49

16,010.10

9.18

5,802.50

6.31

10,207.60

Sub
Total

17.63

26,471.54

10.45

9,083.46

7.18

17,388.08

Overall
Total

59.36

138,294.73

39.90

129,704.63

19.46

42,410.37

Source: Mendip District Council 2011
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The table below shows a similar monitoring of extant planning permissions
(i.e. permissions granted, but not yet implemented). As of March 2011, there
was a net gain of 141,549.69 sqm of industrial and office permissions.
Employment Land Extant Permissions at March 2011
Use Class Extant Gain Permissions Extant Loss Permissions Extant Net Permissions
at 31st March 2011
at 31st March 2011
at 31st March 2011
Area
(ha)

Floorspace
(sqm)

Area
(ha)

Floorspace
(sqm)

Area
(ha)

Floorspace
(sqm)

B1a

12.85

40,293.72

1.23

2,786.00

11.62

37,507.72

B1b/c

11.72

33,583.92

0.02

168.00

11.70

33,415.92

B2

6.39

20,328.75

5.02

9,693.49

1.37

10,635.26

B8

13.29

46,973.74

0.83

1,659.00

12.46

45,314.74

Sub Total

44.25

141,180.13

7.10

14,306.49

37.15

126,873.64

A1

6.06

14,136.20

0.33

2,658.50

5.73

11,477.70

A2

0.12

912.00

0.14

373.00

-0.02

539.00

A3

0.10

590.40

0.00

0.00

0.10

590.40

A4

0.00

0.00

0.14

195.00

-0.14

-195.00

A5

0.00

0.00

0.00

0.00

0.00

0.00

Sub Total

6.28

15,638.60

0.61

3,226.50

5.67

12,412.10

C1

0.01

766.00

1.55

2,731.00

-1.54

-1,965.00

Sub Total

0.01

766.00

1.55

2,731.00

-1.54

-1,965.00

D1

3.69

3,280.20

0.01

45.70

3.68

3,234.50

D2

0.38

1,885.45

1.77

891.00

-1.39

994.45

Sub Total

4.07

5,165.65

1.78

936.70

2.29

4,228.95

54.61

162,750.38

11.04

21,200.69

43.57

141,549.69

Overall
Total

Source: Mendip District Council, 2011

Overall in the period 2006-2011, there was a net gain of 183,960.06 sqm of
office and industrial floorspace in Mendip.
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4.4.7 Observations about Current Supply and Demand
Quantitative
 Valuation Office data shows that Mendip has a total of 204,281 sqm of
industrial floorspace and 195,657 sqm of office floorspace.
 During 2006-2011, there was a net gain in office and industrial
floorspace completions in Mendip of 42,410.37 sqm.
 During 2006-2011, there was a net gain in office and industrial
floorspace with extant planning permissions of 183,960.06 sqm.
 Mendip has a total of 54.6 ha of available employment land with
planning permission.
 Sites with small industrial units on the edge of towns are important and
are quickly filled if they become vacant.
 Brownfield employment sites in Wells have been slow to progress and
are likely to be lost to alternative higher value uses.
 Frome, Glastonbury and Wells have employment land allocations that
can provide for new and modernised floorspace.
 Employment land allocations for Shepton Mallet are mainly built and
further allocations are required.
 Employment land allocations for Street are unlikely to come forward
until investment for necessary infrastructure is secured.
Qualitative
 64% of 47 key employment sites are adjacent to a mix of employment
and residential neighbours and significantly 51% have two or more
environmental constraints that limit or conflict with business activities.
 Town sites are generally well served by public transport or within
walking distance of a large population centre.
 The location of rural employment sites fosters the need to travel.
 60% of sites have good road access that meets current and future
needs and 36% of sites have road access that is just acceptable for
current use.
 2 sites have poor road access that limits commercial appeal.
 Nearly all sites are occupied or showing evidence of developer interest;
except where there is a high cost to installing infrastructure and
significant environmental constraints.
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4.5 Analysis of Neighbour Local Authority ELS
4.5.1 Bath And NE Somerset
There are four economic sub-areas – Bath, Keynsham, MNR (Midsomer and
Norton Radstock); and the rural areas. Each has its own characteristics and
opportunities:


Bath is the major service centre and a retail, visitor and cultural
destination. Its major assets are the quality of life and its high-skilled
workforce – the issue is insufficient high-level job opportunities for
residents, resulting in significant out-commuting to work. Growth
opportunities are in the high-value office sectors such as knowledgebased and creative industries. There is also the need to make room for
retail, leisure, culture and tourism. The provision of employment
spaces elsewhere helps Bath maintain its character. There is a
shortage of office space and a general need to improve quality.
Industrial and warehouse space is being lost from the city. The
aspiration is for a modern high spec ‘office quarter’ with a range of
secondary workspaces.



Keynsham is seen as a good business location and has the potential
to diversify and attract new jobs. Ensuring a good supply of industrial
and warehouse sites would support indigenous growth, accommodate
overspill from Bath and attract demand from the wider south of Bristol
market. Key opportunities are high-quality office developments and
targeting footloose demand from larger occupiers.



MNR is on the very edge of Mendip and the most closely linked
economically to Mendip, especially the rural East Mendip area. It has
limited potential to attract large-scale office development or inward
investment. Its role is being a local employment centre, particularly for
consumer services and industrial businesses.



Rural BANES has limited growth prospects. Flexibility is needed to
allow development that meets local needs and provides local jobs.

The main commuting flows are from MNR and rural BANES towards Bath and
from Keynsham towards Bristol. The ‘Bristol Urban Extension’ is largely under
the administration of BANES though economically it relates to Bristol
highlighting the importance of a collaborative approach to job targets.
The forecast is for 5,000-10,000 net new jobs being created up to 2026. This
would require 151,500-174,750 sqm more office floorspace and 128,000 sqm
less industrial & warehousing floorspace.
Regarding employment land, the objective is to safeguard existing sites and
identify new and redevelopment sites. Current policy is for Section 106 to
provide or facilitate new employment space.
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4.5.2 Bristol
Bristol has a major UK city with a buoyant and growing economy and a strong
cultural identity. It has strong links with North Somerset, South
Gloucestershire and BANES, which together form the West of England LEP.
This creates a significant economic force impacting on the wider region
including Mendip.
In terms of employment land, the general trend is an increase in office stock
and a decrease in industrial stock. Since 2000, the office market has had high
levels of uptake and reduced levels of supply. Prime and secondary sites to
the north have been developed out and there is a trend for small-scale
speculative office development and a recovery in city centre demand,
especially for higher quality premises. Most office demand is indigenous
growth with few significant inward investors.
Transport links have become increasingly important. This has influenced the
fairly new Enterprise Zone which is adjacent to Bristol Temple Meads train
station. Known as the Temple Quarter, it comprises 46 ha of land and is the
new focus for the city centre office market. It is attracting businesses to and a
major government and agency hub has relocated here. This location will also
include a new creative industries building, which is a high growth sector.
Bristol is designated a Science City and there is close partnership working
with Bristol and Bath Universities to promote high-tech business incubation,
research and other commercial ventures.
Bristol’s population has grown significantly, with high numbers of working age
people and high employment. It is expected that in the decade to 2020, the
working age population will increase by 10% requiring nearly 20,000 jobs.
Job growth could be constrained by the availability of new industrial and
commercial developments, by skills shortages and by insufficient transport
infrastructure.
Industrial sites are still experiencing a downturn and there is a need to protect
sites from the pressure of alternative uses such as housing, especially in
locations away from residential where there is little conflict with working
practices. In recent years, most new space has been taken up for
warehousing, reflecting Bristol as a gateway to the SW.
Theoretically, Avonmouth and Severnside have large amounts of land that are
capable of development and Portbury Dock activities could be expanded.
Identifying sufficient and affordable (freehold) employment land supply is a
key challenge. Supply is expected to remain acute in the short-term and the
aspiration is for a range of choice to enable the potential of demand to be fully
realised.
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4.5.3 North Somerset
Over 10,000 new employment opportunities are forecast for the period 2006 –
2026. Most of this growth is expected within health services, business
services, hotels, catering and retailing; there is some interest in developing
employment in the social economy. The district has no well-established
specific industrial sectors and manufacturing continues to decline, but does
need around 114 ha of employment land for B1 B2 and B8 uses.
North Somerset has strong economic ties with Bristol and experiences high
levels of out-commuting to work. There is a general desire for employmentled regeneration to increase local employment opportunities, help reduce outcommuting, address deprivation and unlock the investment potential of key
strategic sites.
A key aim is securing more employment at Weston-super-Mare where there
has been residential development but relatively little job growth. The town has
a strong tourism, leisure and retail focus. It has significant amount of
available employment land at Weston Airfield, which has new infrastructure
and outline planning permission for mixed office and industrial development.

4.5.4 Sedgemoor, Somerset
An Employment Land Review was completed in April 2009 and this fed into
their now adopted Core Strategy. The intention is refresh this in 2013 to
address the current shortage in employment land provision and meet the
needs of the Hinkley Point C development.
The majority of the economic activity and supply of employment land is
centred within the Bridgwater area. There are significant employment land
allocations to the north-east of the town, building on its proximity to the
strategic M5 corridor and Junction 25. Other economic activity is focussed at
Burnham-on-Sea, Highbridge and around Junction 22 along the M5. In
addition, there are opportunities at Cheddar.
With the imminent approval of EDF’s Hinkley Point C development, it is not
anticipated that surplus availability in Sedgemoor will have a major impact on
Mendip district; however, in the medium-term demand is likely to outstrip local
supply in Sedgemoor and this could create an opportunity, especially for the
western side of Mendip district. In reality, the project is likely to result in spill
over investment from supply chain activity unable to find appropriate sites
within the immediate project area
Current forecasts expect 10,200 new jobs in Sedgemoor between 2006-2016.
This growth requires an additional 5,490 sqm industrial and warehouse
floorspace and 47,522 sqm office floorspace.
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4.5.5 South Somerset, Somerset
South Somerset and Mendip share many common issues. The supply of
employment land & premises is not quite adequate to meet demand from local
firms wishing to expand within the smaller market towns. Supply is also
affected by environmental issues at some existing allocated sites.
The focus for half of all anticipated employment growth in South Somerset is
Yeovil where there is an existing 25 ha allocation for a business park.
The emerging South Somerset Local Plan has a total of 40 ha of employment
land commitments, including 11 ha for new high quality business parks on the
edge of Yeovil. In addition, there is provision for 5 ha of employment land for
‘qualitative reasons’ to help diversify the economy across the district and 11
ha within urban extension plans for Yeovil.
The impact of Yeovil’s status is currently not expected to alter the forecast for
land and premises requirements. This is because the focus for growth has
not really unchanged in the last few years.
Historically, premises register evidence shows businesses sometimes migrate
to other nearby towns in South Somerset such as Somerton and Wincanton.
Usually this occurs when businesses are unable to find suitable premises
locally and the wider risk is a potential loss of skilled workers.

4.5.6 Wiltshire
Wiltshire Council has produced up-to-date economic evidence to support
policies in their emerging Wiltshire Core Strategy. In particular, Topic Paper
7: Economy (January 2012), the Wiltshire Workspace and Employment Land
Review (December 2011), Future Employment Needs in Wiltshire (April 2011)
and the Wiltshire Workspace Strategy (August 2009).
The emerging economic policies in the core strategy recognise:
 the contribution to job supply of existing strategic employment sites,
(including the White Horse Business Park and Canal Road Industrial
Estate in Trowbridge; Hampton Park and Bowerhill in Melksham; West
Wiltshire Trading Estate in Westbury and Crusader Park/Warminster
Business Park in Warminster),
 the principal role of Chippenham, Trowbridge and Salisbury as centres
for growth;
 the strategic role of the A350 corridor; and,
 the need to release new employment land for future jobs (including 6ha
for general employment as part of an urban extension in Warminster,
14 ha at Mill Lane, Westbury and 15ha as part of the Ashton Park
urban extension to Trowbridge.)
The core strategy also recognised the ambitions for urban regeneration within
the Trowbridge Town Centre Master Plan (formerly Vision for Trowbridge).
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5. CURRENT TRENDS & FUTURE
REQUIREMENTS
5.1. Recent Market Trends
The starting point is recent business surveys and local views.

5.1.1 MDC Business Enquiry data
MDC keeps a database of business enquiries. A total of 65 enquiries were
recorded from April 2011 to March 2012 of which 53% related to premises.
There has been a change in the types of premises that businesses are
interested in – comparing 2011 with 2004, there are now more enquiries about
retail and land; similar numbers for office; and fewer for industrial premises.
There has also been a shift towards businesses asking for smaller premises.
Employment Land and Premises Enquiries by type

Source: MDC Business Enquires database

Employment Land and Premises Enquiries by size (sqm)

Source: MDC Business Enquires database
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Recent demand is strongest in Frome and Wells, particularly for smaller retail
premises. Frome, Glastonbury and Shepton Mallet also have strong demand
for offices and industrial premises. All the enquiries in Street have related to
office accommodation and none for industrial space.
Employment Land and Premises Enquiries by location

Source: MDC Business Enquires database

Data suggests that demand for industrial space is highest in Frome and
Shepton Mallet; demand for offices is spread across the district; and interest
in land plots is at Glastonbury and Wells.
Whilst demand for retail premises are not within the scope of this study, the
council’s database shows that there has recently been strong demand for
smaller retail units in Frome and Wells.

5.1.2 Mendip Business Survey, 2010 (MDC)
The full business survey report is at Appendix C.
A business questionnaire was sent to 2,000+ businesses by post and email.
The response rate was 10% with over 250 businesses completing the survey
or having an individual visit; this is equivalent to 5% of all Mendip businesses.
Whilst this is a small sample, it is indicative rather than conclusive.
The survey asked about a broad range of topics including details about the
business and Mendip as a place to do business, this included questions about
their current premises and future requirements.
The following is an analysis of replies relating to premises & land issues.
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a) Business growth
It is interesting to look at the economic sectors in terms of which are growing.
The growing sectors are:
Transport, distribution and storage
Quarrying
People development/training
Communications/PR
Agriculture
Wholesale
E-commerce

7 of 9
3 of 4
3 of 4
3 of 4
11 of 18
4 of 7
5 of 10

78%
75%
75%
75%
61%
57%
50%

3 of 11
2 of 8
2 of 9

27%
25%
22%

And, the reducing sectors are concentrated in:
Hotels and Restaurants
Engineering
Transport, Distribution and Storage

It should be noted that Transport, Distribution and Storage companies are in
both lists and all respondents in this sector are upsizing (7) or downsizing (2).
Over 70% of respondents had set-up their business in Mendip and about 20%
had moved into the area more than five years ago, either from Somerset or
elsewhere in the UK. This reflects a well-established pattern that most
business growth comes from within Mendip itself and levels of inward
investment are relatively low. The creation of Into Somerset to encourage
businesses to relocate to Somerset has not had a big impact on Mendip.
There has been some growth in regional, national and international
businesses establishing a new branch within Mendip, particularly where there
is better access to markets such as Commerce Park to the north of Frome.
Businesses were asked about potential obstacles or difficulties for growth to
help us judge where the public sector might intervene.
The biggest issues are:




Number one obstacle is the current state of the economy.
Money difficulties, particularly taxation, cash flow and obtaining finance.
About 20% cited the availability of premises as an obstacle

Businesses generally believe there is little employment land and premises on
offer within Mendip, with only 15% think there is an adequate supply. Whilst
many are satisfied with availability, some businesses report they cannot find
the right size, quality, type or location of suitable land and premises.
Over 45% of respondents did not know or had not looked into how much
employment land and premises are available, this could be a reflection that
most businesses are satisfied with their current arrangements.
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Potential obstacles or difficulties for achieving business objectives

b) Ease of finding skilled staff by economic sector
Staffing does not seem to be an issue. If we exclude those who answered
“don’t know”, “no recruitment” and “not applicable”, then 59% do not have a
problem recruiting new staff. Of those who do experience a problem with
recruiting staff, this is hardest for the quarrying, transport, storage &
distribution, engineering, wholesale and retail sectors. The caveat to this is it
is based on a small sample so may or may not be representative.
The survey results are:
Quarrying
Transport, storage and distribution
Engineering
Wholesale
Retail
Creative industries
Financial and legal
Construction
People development/training
Manufacturing
Computing and software
Agriculture
E-commerce
Hotels and restaurants
Communications
Utilities (electricity, gas, water, etc)
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3 of 4
5 of 9
4 of 8
3 of 7
14 of 36
6 of 18
4 of 12
6 of 22
1 of 4
5 of 25
2 of 12
3 of 8
1 of 10
1 of 12
0 of 4
0 of 3

75%
56%
50%
43%
39%
33%
33%
27%
25%
20%
17%
17%
10%
8%
0%
0%
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c) Current and future premises
Most (80%) businesses operate from a single premise and about half own the
freehold. Of those wanting to move into new premises freehold is preferred.
Current tenure of premises

Preferred tenure if move

Preferred location in Mendip

Preferred type of location

Size of current premises

Condition of current premises
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If premises meets needs now

If premises meets needs in 2 yrs

There is strong demand for employment premises in all the towns with a clear
preference for Wells. 50% state they prefer an edge-of-town location. There
is no significant information available on village locations within the survey.
Businesses wanting to move but finding ‘little on offer’ or ‘nothing of suitable
size’ are most likely to be looking for premises in the Wells area, either town
centre or edge-of-town/retail park locations, which are equally sought after.
Businesses wanting to move could choose more than one location as their
preferred choice. The table below illustrates that Wells was significantly more
likely to be nominated as a preferred location.
Businesses wanting to move - locality preference
5 (22.7%)

Frome

8 (36.4%)
6 (27.3%)
8 (36.4%)

Glastonbury

14 (63.6%)
1 (4.5%)

Wells

Shepton Mallet
Street
Any of these / no preference

(Note: ‘Multiple response’ was available to businesses for this question)

There are no stated reasons for the preference for Wells, but suggestions are
the advantages of Wells’ central location, its ‘city’ status and reputation, and
possibly the perception of available employment land.
Of the 6 responding businesses from Shepton Mallet wanting to move, 4 said
they would remain in Shepton Mallet or move to Wells. Of the 8 businesses in
Glastonbury who responded, 5 are equally willing to relocate to Wells.
Over 76% of businesses operate from premises smaller than 465 sqm and
58% operate in under 93 sqm. 75% of all responding businesses are satisfied
with their premises and do not intend to move within the next two years. Of
the remainder less than 4% say they expect to move outside the Mendip area.
Looking beyond 2 years, most said they would have no change or it was not
possible to predict that far ahead.
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29% of respondents consider their buildings ideal being modern or recently
renovated to meet their needs and 55% say their buildings are functional and
meet their needs. 16% say their premises do not meet their needs.
A significant number of businesses (about 10%) are already taking steps to
improve or change their business premises.
Of those businesses who say their current premises are ‘old and worn out’
29% were in the Shepton Mallet area (BA4), compared to 15% in Wells (BA5),
13% in Street (BA15) and 10% in the Glastonbury (BA6) and Frome (BA11).
d) Future demand for premises
A quarter of businesses are considering a move in the next two years. The
top reasons given are the same as the 2005 survey, these are that: their
premises are too small, the business is growing and there is a lack of parking.
Whilst some want to move because they are too far from their customers,
nobody said they were they were too far from their suppliers. There was also
a nil response to shortages of skilled labour, a poor workforce attitude and
that labour was too costly.
Businesses considering a move in the next two years also provided an
estimate of the size of premises they require, this is shown in the table below.
The biggest demand is for small space up to 93 sqm (7 businesses) and for
space between 465-929 sqm (7 businesses). The least demand is for space
between1,859-4,645 sqm (2 businesses).
Businesses wanting to move – size of premises needed
Response
7 (24.1%)
5 (17.2%)
7 (24.1%)
5 (17.2%)
2 (6.9%)
3 (10.3%)

Size of premises sqm
Less than 93
94-464
465-929
930-1858
1,859-4,645
over 4,646

The table below analyses the demand from all business sizes on a town-bytown basis. This shows a general demand for smaller workspace.
The greatest in Wells, this probably reflects the limited supply in Wells where
offices are popular near the town centre and there has been little new build.
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Sub-analysis of preferences for size and location of premises needed
What size of premises w ould you be looking for to meet yo...

Counts
Break %
Respondents

Under
1001 to
5001 to
10001 to
20001 to More than
1000 sq ft 5000 sq ft 10000 sq ft 20000 sq ft 50000 sq ft 50000 sq ft

Total
Base

28

9

8

4

4

2

1

-

-

At w hich of
Mendip's tow ns
w ould you prefer to
be located...
Frome

6
21.4%

2
22.2%

1
12.5%

1
25.0%

Glastonbury

9
32.1%

4
44.4%

3
37.5%

1
25.0%

-

1
50.0%

-

Shepton Mallet

8
28.6%

3
33.3%

1
12.5%

3
75.0%

-

1
50.0%

-

Street

9
32.1%

3
33.3%

4
50.0%

1
25.0%

-

1
50.0%

-

Wells

17
60.7%

5
55.6%

7
87.5%

Any of these / no
preference

2
7.1%

-

-

2
50.0%

-

3
75.0%

2
100.0%

-

-

1
25.0%

-

1
100.0%

There is little demand for larger premises at Frome, possibly because of the
Commerce Park development meeting demand.
Location preferences for small businesses (up to 10 employees)
What size of prem ises w ould you be looking for to m eet yo...

Counts
Break %
Respondents

Under
1000 sq ft

Total
Base

7

-

1001 to
5001 to
10001 to
20001 to More than
5000 sq ft 10000 sq ft 20000 sq ft 50000 sq ft 50000 sq ft
2

2

1

2

-

-

-

-

At w hich of
Mendip's tow ns
w ould you prefer to
be located...
From e

2
28.6%

-

1
50.0%

Glastonbury

2
28.6%

-

1
50.0%

Shepton Mallet

3
42.9%

-

Street

2
28.6%

-

Wells

4
57.1%

-

Any of these / no
preference

-

-

-

1
50.0%

-

2
100.0%

-

1
50.0%

-

1
50.0%

-

-

1
50.0%

-

1
50.0%

-

1
100.0%

2
100.0%

-

-

-

-

-

-

-

1
50.0%

-

Small businesses prefer to move to town centre premises or edge-of
town/retail park locations (see table below). No significant preference was
given for any particular town or environs, although clearly Wells features again
and Shepton Mallet scores highly.
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Given the base numbers of businesses in this category are very small, it can
only give an indication of preferred location and future workspace
requirements.
A handful of businesses want a village or rural location and these
requirements are set out in the table below. Whilst rural or village locations
were not specified in the survey, four businesses are in need of over 4,646
sqm and these are based in Oakhill, Wanstrow and Egford Hill (the other
business did not specify a location).
Size requirements for a rural or village location
Response

Size of premises sqm

Size of premises sq ft

3 (23.1%)

Less than 93

Less than 1,000

3 (23.1%)

94-464

1,001 to 5,000

2 (15.4%)

465-929

5,001 to 10,000

1 (7.7%)

930-1858

10,001 to 20,000

0 (0.0%)

1,859-4,645

20,001 to 50,000

4 (30.8%)

over 4,646

over 50,000

Nearly 90% of businesses would pay more for better quality, well located
premises. This is a significant change since 2005 when only 28% said they
would be prepared to pay more for better quality accommodation.
The reasons for this could reflect increased diversity in business sectors and
types; as well as the desire to reduce overheads by occupying more energyefficient buildings.
Quality and location of premises

Neighbouring environment
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e) Other important factors
Most consider their neighbouring environment to be satisfactory or an asset.
However, for 20% of businesses say the neighbours cause them problems.
Views on infrastructure drew a reasonably favourable response with 82%
saying that services such as IT and utilities currently meets their needs. Less
than 19% say the roads, etc restrict their business.
Do services meet needs?

Does infrastructure meet needs?

(where services = utilities, IT, etc)

(where infrastructure = roads, etc)

Views on availability of premises in Mendip
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f) Key results from the Business Survey
In terms land and premises, the key survey results are:


Nearly 80% of businesses said that the current state of the economy is
the biggest obstacle for growth. Availability of employment land and
premises was cited by 20% as being as issue for their businesses.



There is strong demand for space in/edge of towns, especially Wells.



Most businesses operate from a single premise.



Most would prefer to own the freehold rather than leasehold.



The biggest demand is for small space up to 93 sqm and for space
between 465-929 sqm.



The least demand is for space over 1,859 sqm, but the presence of
large businesses is Mendip is important and the wish is to retain them.



Looking beyond two years, the greatest demand will be for the smaller
premises to suit the majority of businesses and there will be significant
demand for larger premises to meet the needs of a few businesses.



Four businesses based in the rural areas need of over 4,646 sqm and
these are based in Oakhill, Wanstrow and Egford Hill (the fourth
business did not specify a location).



90% are happy to pay more for better quality, well located premises,
especially if it helps reduce the cost of overheads.



The perception is there is little employment land and premises on offer
within Mendip. Some businesses report they cannot find the right size,
quality, type or location of suitable land and premises.
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5.1.3 Business Survey for the State of the Somerset
Economy, 2010 (Ekosgen for Somerset County Council)
An online survey to businesses was carried out by Ekosgen via Somerset
County Council and their business support partners. In total, 182 businesses
responded giving a low response rate of 0.8%, which although not statistically
significant does provide some useful views.
Most responses were from businesses in priority sectors (59%), most
commonly from the business services (20%) and food & drink (19%) sectors.
In the non-priority sectors, there was a high response from hotels &
restaurants (24%), manufacturing (21% and retail (18%).
The survey asked businesses a broad range of questions covering growth
prospects, business support provision, training and skills, workplace, premises
and their awareness of development projects.
The top three constraints to business growth and productivity were viewed as
obtaining finance, market constraints or competition, and the affordability of
appropriate land or premises.
Most respondents were satisfied with their business premises. Small office
and workshop space were the most common kind of premises deemed to be
lacking - Mendip district has the highest lack of small office and workshop
space across Somerset and a significant lack of manufacturing sites.
Type of Premises lacking by District, 2010
Type of premises lacking by district (2010)

Mendip

Small Office Space

Sedgemoor

Large office premises
District

Small workshops
Maunfacturing sites

South Somerset

Warehouse Space
Land for distribution centres
Retail

Taunton Deane

Wholesale

West Somerset

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

Type of premises

Source: State of the Somerset Economy, 2010 (Esogen)

The majority of businesses said they were not planning to move premises
within the next five years (65%).
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The most important factors for choosing a new site are the cost and quality of
available premises, good road communications and dedicated parking.
Factors of importance when choosing a new site
Factors

Number of
responses
68

Percentage of
responses
70%

Quality of available premises

59

61%

Good road communications

55

57%

Dedicated parking

46

47%

Availability of freehold land

18

19%

Town centre situation

16

17%

Good public transport routes

15

16%

Close to motorway

8

8%

Close to railway station

5

5%

Close to park and ride

1

1%

Cost of available premises

Source: State of the Somerset Economy, 2010 (Esogen) - sample of 97 responses

Regarding major developments in the Somerset area, most businesses seem
unaware of these, except for Hinkley Point C nuclear power station. Most
businesses say they could benefit directly (84%) or indirectly (71%) from such
major developments, although 10% felt they could have a negative impact on
them. There is potential to increase awareness of major developments and
support businesses to ensure they know about opportunities.
Other findings include:




14% reported skills shortage vacancies.
19% had vacancies requiring trade or professional skills.
Councils could better support business growth. Key actions for this
were faster broadband speed, better road access, increased public
procurement, reduced business rates and lower car parking charges.

5.1.4 SW Business Survey 2011 (Serio for Plymouth
University)
This postal survey was sent to a random sample of 10,000 businesses across
the South West. It included questions on the following topics:
o
o
o
o
o
o
o

Business profile
Business confidence and growth
Business support
Employee skills and training
Vacancies and recruitment
Information and communication technology
Innovation activity
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Respondents were asked to indicate, from a list, which factors most restricted
the growth of their business. A lack of consumer demand was the biggest
barrier (35% of respondents), followed by a lack of investment (25%), local
competition (21%) and the lack of suitable premises (9%). A large proportion
of respondents mentioned other factors including government processes, red
tape, restricted mortgages, planning, recession cut backs, over-regulation,
taxation, government policy and time.
Compared to the 2005 findings, a higher proportion of businesses identified
lack of investment as a barrier to growth (25% compared with 16% in 2005).
The 2011 research revealed a decline in those selecting local competition
(21% compared with 29% in 2005) and a lack of suitable staff (11% compared
with 24% in 2005) as barriers to growth.
This survey confirmed the barriers to growth and challenges that individual
businesses face include:
o
o
o
o
o
o
o
o
o
o
o
o

A lack of flexible work space
Issues relating to planning
Low take-up of grant funding
Limited access to finance
Poor succession planning for family businesses
Poor access to higher education, out migration of young people and
poor graduate retention
Poor broadband connectivity and insufficient IT knowledge and skills
Difficulties in recruiting skilled workers
Low levels of innovation and missed opportunities for business-tobusiness collaboration
Weak market visibility and presence
Lack of in-house resources
High cost of housing
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5.1.5 The effects of Travel to Work patterns
The State of the Somerset Economy, 2010 highlighted that travel to work
areas help better understand the economic inter-linkages within Somerset.
They usefully defined Travel To Work Areas (TTWA) as having a working
population of at least 3,500 with at least 75% of the resident economically
active population actually working in the area and of those working in the area
at least 75% living in the area.
The TTWA in Somerset have positive environmental outcomes, but they can
also limit career and training opportunities, often this is linked to rural
accessibility and poor transport infrastructure.
The 2001 Census reveals that Somerset districts are relatively self-contained
but that Mendip is the least self-contained: 69% of trips start and finish within
the district and the majority of other trips are destined for Bath and North East
Somerset (BANES), Wiltshire, Bristol and North Somerset.
Whilst there is a large travel to work movement between Frome and Bath,
Frome is also one of Somerset’s most self-contained towns with 69% of the
working population living in the town.
Travel to Work Areas, Somerset (Based Upon 2001 Census)

Source: State of the Somerset Economy, 2010
© Crown Copyright. All rights reserved 100038382 (2010) Somerset County Council

Other notable movements within Mendip are between Glastonbury and Street
and from Glastonbury and Shepton Mallet to Wells.
The table below provides detail about TTW within and outside Mendip.
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Travel to Work within and outside Mendip

Location of
employment

Frome

Shepton Mallet

Glastonbury &
Street

Wells

ALL TOWNS

East Rural

Central Rural

SW Rural

NW Rural

ALL RURAL

TOPTAL

Home and Workplace (in percentage of working population)

Frome

47.2

1.4

2.1

1.9

21.6

11.4

4.5

1.5

0.6

4.6

15.0

Shepton
Mallet

1.1

40.7

5.4

8.4

9.7

4.1

9.6

3.3

5.0

6.6

8.5

Glastonbury
& Street

0.0

6.0

55.6

8.6

16.7

0.3

3.4

23.1

8.0

6.7

12.8

Wells

0.8

11.5

6.1

38.7

9.3

0.5

5.3

6.5

11.1

5.8

7.9

ALL TOWNS

49.1

59.5

69.1

57.6

57.2

16.2

22.8

34.5

24.8

23.7

44.3

East Rural

5.0

3.8

0.6

0.0

2.9

33.7

1.1

0.7

0.4

7.4

4.7

Central Rural

2.0

8.8

2.6

4.0

3.6

1.7

30.0

1.3

1.5

14.0

7.6

SW Rural

0.5

1.6

2.6

0.6

1.2

0.0

0.2

33.1

2.3

5.5

2.9

NW Rural

0.5

0.5

0.6

5.8

1.3

0.0

1.7

0.6

25.9

6.3

3.2

ALL RURAL

8.0

14.6

6.5

10.4

9.0

35.4

32.9

35.6

30.0

33.2

18.3

All working in
Mendip
Sedgemoor

57.1

74.1

75.6

67.9

66.2

51.6

55.8

70.1

57.8

56.9

62.6

0.2

2.7

5.2

3.8

2.4

0.2

0.7

4.1

8.2

2.7

2.5

South
Somerset

1.1

3.2

3.7

2.0

2.3

2.1

2.4

4.6

1.4

2.4

2.3

North
Somerset

0.5

0.9

1.8

2.6

1.2

2.0

0.8

1.6

5.7

2.2

1.6

BANES

12.0

5.6

2.7

5.7

7.6

18.2

16.7

0.9

5.6

12.3

9.4

Elsewhere in
Somerset

2.3

3.5

3.7

3.7

3.0

3.2

2.8

8.5

4.0

4.0

3.4

Bristol

2.9

4.4

2.9

5.9

3.6

4.1

7.4

2.4

11.6

6.9

4.9

Other SW

19.3

3.2

2.2

4.1

10.1

14.1

5.0

3.8

4.4

6.5

8.7

Other UK

4.5

2.4

2.1

4.3

3.5

4.5

8.5

4.0

4.4

6.1

4.5

Abroad

0.3

0.0

0.0

0.0

0.1

0.0

0.0

0.0

0.0

0.0

0.1

All working
outside
Mendip
TOTAL

42.9

25.9

24.4

32.1

33.8

48.4

44.2

29.9

45.2

43.1

37.4

100

100

100

100

100

100

100

100

100

100

100

Source: ONS, 2001 census
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5.1.5 Local commercial agent views of the property market
The general view is we should work together to do everything we can to
create an environment that nurtures and grows existing businesses.
Mendip is not considered a strategic business location and so most major
employers are here for historical reasons or have connections to the area or
rural economy. Given the lack of proximity to any major commercial centre or
to transport hubs, the market considers modest inward investment is likely.
The perception is there is a significant amount of employment land allocated,
but some sites are under significant pressure for changes in use, and other
sites are not commercially viable without significant scale pre-lets/sales. In
addition, there are shortcomings in supply that need to be addressed to avoid
further outward migration of Mendip’s successful businesses.
Several key employment sites are already at capacity including Marston
Estate (Frome), Wirral Park (Glastonbury) and the Crowne and Fosse Estates
(Shepton Mallet).
Businesses in a number of economic sectors want to expand and we need to
find local solutions to retain them.. For example, the Shepton Mallet food &
drink industry is a major contributor to the economy and several successful
businesses there are constrained by their current facilities and need to
relocate. Another example is knowledge-based and professional service
occupiers who are actively looking for expansion capacity.
Agents also gave a view about the loss of marginal sites that can be lost to
more valuable uses. They would like to see contributions being sought from
developers to help fund infrastructure works necessary to bring forward
alternative embryonic employment sites nearby.
Occupier activity for the period January 2009 to April 2012 reveals the
average annual take-up across the five towns is about 9,300 sqm. This is
roughly split 70/30 between industrial and office uses.
On average, offices deals are about 186 sqm per transaction, whilst
industrial/warehousing is about 400 sqm.
Summary of Transactions
Number

Type

Total Size
sqm

Average Size
sqm

Offices

16

4,030

252

Industrial

10

40,705

4,070

Total

26

44,835

1,724

Source: Mendip Employment Land Study – Market Study, 2012
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Office Take up 2009-2011
sqm

Number of
transactions

Average
transaction
sqm

Average
annual take
up sqm

1,585

15

106

528

Glastonbury

914

6

152

305

Shepton Mallet

221

1

221

74

Street

527

3

176

176

Wells

5,296

19

279

1,765*

Total

8,543

44

2,089

2,848

Location

Frome

Source: Mendip Employment Land Study – Market Study, 2012
NOTE: Figure distorted by Flourish Homes relocating from Shepton Mallet to Wells.

Industrial Take up 2009-2011
sqm

Number of
transactions

Average
transaction
sqm

Average
annual take
up sqm

Frome

8,618

30

287

2,873

Glastonbury

8,376

9

931

2,792*

Shepton Mallet

604

1

604

201

Street

682

1

682

227

Wells

1,237

8

155

412

Total

19,516

49

398

6,505

Location

Source: Mendip Employment Land Study – Market Study, 2012
NOTE: Figure distorted by Avalon Plastics relocating into new factory.

The majority of market activity is indigenous businesses wanting to relocate
within the district or from national organisations wanting a regional or local
base. This is reflected in the size and nature of property transactions; most
office transactions are for accommodation of less than 186 sqm and industrial
transactions are typically below 464 sqm.
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5.1.7 SWOT Analysis of Current Supply & Demand
Evidence about the current supply and demand of employment land and
premises raises a number of key issues and opportunities. These are:
Strengths
















Opportunities

Concentration of employment
sites in and around the towns
which are key employment and
service centres; plus good
spread of popular rural sites
Strong and growing economic
sectors including food & drink,
transport & distribution, IT and
fashion
Mendip-based international
brands, such as Clarks and
Mulberry, help put Mendip on
the map and attract clustering
Strong demand from indigenous
businesses who want to stay
An attractive working and living
environment that appeals to
businesses seeking a better
live-work balance
Established economic links with
neighbouring areas
Location close to Bristol and
Bath is an advantage
Access to a flexible and
qualified workforce with good
skills and low sickness levels
Available employment land with
planning permission (mostly B1
B2 B8)
Demand for new office and
industrial space is strong.
Relatively high levels of
economic activity and
entrepreneurship; low levels of
unemployment.
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Higher quality premises for a
range of business sectors to
meet growing demand for more
efficient and flexible space
Providing more B1/B8 space,
especially at Shepton Mallet, for
expanding larger businesses
Allowing appropriate small-scale
development in rural areas,
especially in key villages and at
strategic sites
Provision of flexible good quality
office space for start-up and
grow-on businesses
New workspace, e.g. innovation
centres and work hubs, subject
to business demand
Meeting the demand for
freehold premises
Matching demand with supply of
the right land & premises
Better collaboration with
neighbouring areas for shared
economic benefit and gain
Sufficient space for decanting
businesses from higher value
areas (BANES etc)
Promoting greener measures,
such as energy efficiency, to
help reduce overheads
Promoting the roll-out of faster
broadband by raising
awareness of the benefits and
encouraging new enterprise and
inward investment
Securing external funding for
strategic economic projects
linked to employment land &
premises
Strongly linking the new
economic strategy with planning
policy and asset management
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Weaknesses



















Threats

Mendip is not considered a
strategic business location
Limited supply of truly
developable employment sites
to offset any losses
Long-term shortage of sites for
large businesses to expand into
General lack of speculative
development.
Low levels of inward investment
Shortage of good quality small
office and incubator/grow-on
space
The shortfall of B1/B8 space at
Shepton Mallet impacting on
business growth potential
Fewer and reducing numbers of
larger employers and a reliance
on small and micro-businesses
Low levels of knowledge-based
businesses
No strong commercial centre
Highways constraints requiring
investment
Lack of sites to meet pent-up
demand and long-term slow
progress on bringing difficult
vacant sites to market
Limited availability of higher
skilled higher paid employment
Addressing skills shortages and
encouraging workforce training
Employment sites that remain
too expensive in the current
market or need significant
investment to attract occupants
Out-of-date economic strategy
means a lack of strategic
direction and focus
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Not providing employment land
and premises of the right size,
quality and location
Not understanding business
requirements properly
Vacant sites that lack
investment and remain unviable
Lack of highways investment
Difficulties for developers and
businesses to secure finance
due to the economic climate
Owner unwilling or unable to
invest or redevelop
Failure to maximise the
economic benefits of new
opportunities/growth sectors.
Neighbouring competition, such
as BANES, west Wilshire, the
M5 & A303 corridors and the
larger Somerset towns of
Taunton, Bridgwater and Yeovil
Loss of successful businesses
from Mendip to better connected
and market-ready sites
Limited collaboration with
neighbouring areas for shared
economic benefits and gains
Lack of workforce development
or opportunity, especially for
young people
Loss of employment sites to
higher value uses and
insufficient replacement
employment site allocations
Not looking outside the district
for new opportunities, such as
the Hinkley Point C project
Not addressing the negative
impacts of external factors
Failure to rebalance the local
economy
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5.2 Future Supply and Demand for Employment
Land
Even with perfect knowledge, forecasting is not an exact science. By using an
economic and employment forecast model based on market intelligence, we
can make a best estimate on what might happen in the short to medium-term.
Mendip currently enjoys a mixed economy typical of many rural areas with five
main settlements that are key employment and service centres for their rural
hinterlands. It is well-documented that the five settlements each have their
own characteristics and that their economic prospects are finely balanced
depending on their state of vulnerability.
The Mendip Local Development Framework Economic Projections Technical
Paper (July 2012) analysed the current economic sectors and then used an
Oxford Economics model to forecast three potential growth scenarios (lower,
middle and upper growth) for the period 2006-30.

Employment in Sectors of the Mendip Economy 2008 and 2010
Other Services
Health
Education
Public Administration
Business Services
Financial Services
Hotels & Restaurants
Transport, Storage, Communication
Distribution & Retail
Construction
Utilities
Manufacturing
Mining and quarrying

2010
2008

Agriculture
0

2000

4000

6000

No. of Jobs

Source: ONS Annual Business Inquiry 2008
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Looking ahead to 2030, the overall conclusion is we can expect between
4,000-8,500 new jobs within Mendip from 2006-2030, as shown below.

2012 JOB GROWTH PROJECTIONS
Changes in Employment by Main Sectors (2006-30)
Remainder
Other Servs
Health
Education
Business Servs
Land Transport
Hospitality
Retail
Const.
2010 Stronger Growth Scenario

Manufac.

2012 Projection
2010 Weaker Growth Scenario

Agriculture
-2000

-1000

0

1000

2000

3000

4000

5000

6000

Number of w orkers

Job growth forecasts by town 2006-2026
Weak Growth

Central
Projection

Strong Growth

1,669

2,131

2,742

Glastonbury

606

793

1,011

Shepton Mallet

756

912

1,260

Street

356

503

924

Wells

375

768

1,160

Rural

419

927

1,600

4,180

6,035

8,697

Modelled Job
Growth 2006-26
Frome

MENDIP

Source: Mendip Local Plan Economic Projections Technical Paper (2012)
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The table below shows how forecast job growth relates to different economic
sectors.
Total Employment
(2030)

Sector

Lower
Growth
(2010 central)
1,904

Agriculture etc

Employment Growth
(2030)

Upper
Growth

Lower
Growth

Upper
Growth

2012 central)

2010 central)

2012 central)

1,292

-74

-686

360

397

-257

-220

Manufacturing

3,065

3,371

-2,322

-2,016

Construction

5,611

5,521

1,508

1,418

10,870

10,796

1,022

948

motor trade

1,156

996

56

-104

wholesale

1,800

1,967

-31

136

retail

7,914

7,833

996

916

Hotels & Restaurants

4,569

5.361

1,270

2,062

Transport, Storage &
Communications

2,996

3,197

483

684

1,846

2,125

107

387

supporting services

595

738

229

372

post and telecoms

555

333

146

-75

Financial services

543

350

-53

-246

Business services

8,874

14,283

1,740

7,149

990

758

42

-190

Education

6,052

5,107

354

-591

Health

6,665

5,655

1,922

912

Other services

4,735

5,896

1,399

2,560

57,236

61,893

7,033

11,784

Mining and Quarrying

Distribution & Retail

land transport

Public administration

Total

Source: Mendip Local Plan Economic Projections Technical Paper (2012)

The Business Services sector is expected to have the highest growth. Some
of this arises from the reclassification of jobs in other sectors. It now includes
real estate activities, computer based enterprises (such as online and media),
research & development, technical professions and information technology.
Given that Mendip has five towns with distinctive and attractive offers, high
growth is projected for the Hotels & Restaurants sector with town-based
hospitality businesses contributing to about one-third of the gain. Growth in
Distribution & Retail should remain constant with most gains being in retail.
Growth in Transport, Storage & Communication is higher than previous
forecasts, with land transport being an important area. It is expected that
logistics supply chains as well as the expansion of hauliers related to the food
& drink and quarrying industries will have the greatest gains in new jobs.
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Health & Education will probably be further squeezed, however the ageing
population is expected to stimulate more employment in this sector.
Construction is still expected to grow strongly by around 1,500 new jobs to
meet pent up demand, although this growth is not likely to be short-term.
Public administration is important, but not a major part of the local economy
as is the case in say Taunton. Some losses are projected.
Manufacturing will further decline loosing over 2,000 jobs. Primary industries,
namely agriculture and quarrying, see mixed fortunes although there will be
job losses there is also potential for growth. It is important these sectors
modernise & diversify and for quarrying there are possible contracts linked to
the construction of Hinkley Point C power station..
In terms of other sectors in decline (‘remainder’ in the above diagram),
quarrying employment is predicted to decline by 220-257 jobs, whilst Financial
Services will shed up to 246 jobs associated with the consolidation of retail
banking.
Over the longer term, Mendip’s towns are all expected to enjoy a degree of
job growth under the central projection scenario.
The main gains will be at Frome, Glastonbury and Shepton Mallet, with lower
gains at Wells, Street and in rural Mendip. Of note, is that the future fortunes
of the Mendip towns and rural areas differ due to a range of factors, these are
summarised as:


Frome has the highest level of job growth, estimated at around 2,700
jobs. It will be essential to maintain a good supply of employment
land as the town competes with West Wiltshire towns for business
investment and labour. In terms of town centre uses, it is important
that the Saxonvale scheme delivers broadly in line with its agreed
brief providing space for hospitality, office, training and retail uses.



Glastonbury is expected to have about 1,000 new jobs. Its greatest
challenge is around accommodating future growth as the town is
heavily constrained in terms of the availability of employment land.



Shepton Mallet’s growth is underpinned by the proposals for the Bath
and West Showground which is promoting wider employment as part
of a regeneration scheme. A masterplan has been adopted which will
guide the development of the site however macros-economics are
making it difficult to encourage firms onto what id a new employment
site. The town centre offers opportunities to deliver growth, but
whether investment can be attracted is questionable.



Street’s heavy reliant on retail and education means its job growth
remains lowest of the five towns. Diversification is the key and by
bringing forward Street Business Park could be the catalyst for
change. Contraints at Glastonbury offer opportunity for Street.
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Wells is now a classic service-based economic centre. The closure
of Thales in 2011 with the relocation of 600 high-skilled jobs was the
last in a line of major production employers to leave the city.
Recently there have been job gains from a new supermarket and
Aster Homes. There is potential for more Business Services growth.
Overall, 1,500 more jobs are expected.



Rural Mendip could have 3,000 more jobs. This is significant and
reflects changing employment patterns, lifestyle choice and improving
digital infrastructure and information technology. These make it
easier for people to combine work and lifestyle in a remoter setting.
Around half of the jobs are expected in Business Services, so it is
suggested that 2,000 more jobs might be a safer projection.
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6 IDENTIFYING A NEW
PORTFOLIO OF SITES
6.1 Review of Sites – Getting the Balance Right
6.1.1 Business Views
In terms land and premises, the key business survey results are:


The perception is there is little employment land and premises on offer
within Mendip. Some businesses report they cannot find the right size,
quality, type or location of suitable land and premises.



The availability of employment land and premises is an issue for 20%
of businesses, but the general economic situation is critical.



The most important factors for choosing a new site are the cost and
quality of available premises, good road links and adequate parking.



75% of businesses are satisfied with their premises and do not intend
to move within the next two years. 10% are currently taking steps to
improve or change their business premises and 25% expect to move in
the next two years mainly into bigger premises.



Most are prepared to pay more for better quality, well located premises.



Shepton Mallet has more ‘old and worn out’ premises than other towns.



Whilst most businesses are home-grown and small, there are a
significant number of large and growing businesses.



Most businesses are small and operate from a single premise.



Businesses prefer to own the freehold rather than leasehold.



The biggest demand is for small space up to 93 sqm and for space
between 465-929 sqm. The most common kind of premises lacking is
small office and workshop space - Mendip comes out with the highest
demand for these across Somerset.



We need to provide a good supply of employment spaces over 1,860
sqm to retain large businesses in Mendip. There is high demand at
Shepton Mallet and little demand for larger premises at Frome.



Looking beyond two years, the greatest demand will be for the smaller
premises to suit the majority of businesses and there will be significant
demand for larger premises to meet the needs of a few businesses.
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There is strong demand for space in the towns or an edge-of-town
location, although Wells is the preferred location for businesses.



A handful of businesses want a village or rural location.



Four businesses based in the rural areas need of over 4,646 sqm and
these are based in Oakhill, Wanstrow and Egford Hill (the fourth
business did not specify a location).

6.1.2 Local Commercial Agent Views of Employment Sites
The full agent’s report is at Appendix D.
Comments about key employment sites are set out below.
As the largest commercial centre Frome is seen as having a relatively vibrant
economy with strong links to the quarrying and concrete industries. Its east
Mendip location means most competition for commercial occupiers comes
from neighbouring areas like west Wiltshire (Westbury, Warminster and
Trowbridge) and Bath & NE Somerset (Radstock and Midsomer Norton).


Marston Estate has very little scope for further expansion. It has
dominated the supply of commercial space in Frome for the last 35
years, but it is now at full capacity (virtually fully built out/fully
occupied). Some stock is outdated. Fragmented ownerships and
tenure makes comprehensive redevelopment/modernisation unlikely.



Commerce Park has no scope to extend beyond the currently
consented site. It is Mendip’s primary business park with 46,450 sqm
available for development having delivered 30% of space. It provides
new industrial and office accommodation. There is no retail activity.



Vallis Way Estate has no potential for expansion, other than absorbing
the adjacent Ex-Weston Vinyls site. It is a high density site that is
difficult to get to and surrounded by residential. Units have modest
specifications and if fully occupied the site would be congested.



Other major commercial sites are occupied by Butler,Tanner & Dennis
and Staplemead Creamery. BT&D has been actively searching to
relocate following recent rationalisation of their operations.

Glastonbury town centre is separated from commercial activity that is mostly
‘beyond the by-pass’ given the A39 acts as an effective buffer between
potentially conflicting uses. Industrial space currently available is flattered by
the former Meristem site at Wells Road and office availability by the
incomplete Red Brick Building project at Morlands.


Dyehouse Lane represents good value and has strong demand with
very few vacancies (despite the flood risk). It is in mixed ownerships
and has a relatively modern complex of units occupied by B1, B8 and
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Leisure Uses (gym) and a mix of ‘un-neighbourly’ uses including a
scrapyard, car repair workshops and timber yard.


Beckery and Wirral Park is land locked and the overall impression is an
eclectic mix of modern and older buildings that are in transition. It is
likely that buildings will be redeveloped or rejuvenated given more
valuable uses are moving onto adjacent sites. It is in mixed
ownerships with incompatible uses that appear to co-exist. There has
a speculative office scheme which is about 60% occupied.



Morlands is a former SWRDA regeneration project with no scope to
extend. New B1/B8 accommodation and a new 5,575 sqm Avalon
Plastics factory have been delivered. Part of the site was sold to a
developer who gained planning permission for a pub and hotel. The
other existing ‘red brick’ buildings are now in the ownership of
Community Interest Groups to create a community & work hub.



Wells Road could be lost to housing given much of the site is vacant
and within a residential area. If it is lost, then Morlands alone won’t be
enough to satisfy the need for commercial space in Glastonbury to
2026. Occupiers are a transport company, a transport depot and a car
dealership with car repair workshops.



Drapers Factory is still part occupied, but as an increasing obsolete
multi storey building surrounded by residential property. It is likely that
this site will come under pressure for a change of use.

Shepton Mallet is unusual in as much as it has a significant supply of
industrial space for a town of its size and is understood to have a net inward
migration of daily commuters.
The most significant office employer is Mendip District Council and others
include Old Mill Accountants (moving to Wells in 2013), BSkyB, Matthew
Clark, Brothers Drinks and Framptons.
The amount of available office space is exaggerated by the availability of the
ex-Flourish Homes space at Kilver Court which the owner plans to redevelop
as a designer outlet.
The warehouse and light industrial market here is particularly buoyant and
there is a severe lack of available industrial space. There is little opportunity
for existing businesses to expand within the town and there are concerns that
a lack of supply is choking the expansion of some successful local
businesses. In particular, there are a number of large food & drink related
occupiers are under pressure to secure more space.


The Anglo has no scope for expansion. It is in mixed ownership and
offers a mix of buildings of varying specifications. Haskins want to
convert the buildings into offices, but lack investment. Upper floors are
difficult to access and let. A major occupier is considering a relocation.
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Charlton Estate has There is limited scope for expansion. It is in single
ownership and provides a mix of industrial, warehouse and office space
in an attractively landscaped and well managed setting. Occupancy
levels are good and space is at a premium.



Fosseway has the potential to expand activity to the south. It has a
small number relatively modern purpose-built warehousing occupied by
Framptons and Matthew Clark. A retail unit is within the site.



Centurion provides good value accommodation at the entry level end of
the market for light industrial, warehouse and trade counter occupiers.
Occupancy levels are strong.



Crowne Estate has no potential for expansion, being surrounded by
residential uses or other commercial uses. It is the primary provider of
warehouse and industrial space in Shepton. It is in mixed ownerships
and has a wide range of buildings of varying specifications, some
relatively modern and others ready for refurbishment or redevelopment.
The site had full occupancy (except for ex-Focus DIY unit) and there is
demand from existing occupiers for more accommodation.



Station Road Estate has no potential for expansion. It provides a mix
of small-medium sized units for a range of light industrial and trade
counter occupiers. A small land parcel is allocated for development.

Street does not have a significant commercial property market, with the
exception of C&J Clark who is the town’s major employer. Street has a
modest office sector and is well-known for its retail offer. At present, there is
virtually no second hand office space available and all of the available
industrial space is under offer.


TheTanyard is surrounded by residential and is where the majority of
Street’s industrial and office space is located. As a former tannery site,
there is a perceived risk of high environmental costs for remediation if it
were to be redeveloped. The site is owned by a property company (in
administration), but has typically enjoyed good levels of occupancy.



Street Business Park was allocated some 5 years ago and has
potential to expand. The developer has been actively assembling the
site and made an outline planning application to secure its future. It
has the potential to deliver up to 23,225 sqm of new commercial space.
Infrastructure costs are major constraints to starting the development.

The cathedral city of Wells has secondary office accommodation in converted
buildings in the centre, together with modern commercial accommodation on
the outskirts. There is currently a severe lack of available industrial space.


Underwood Industrial Estate has the potential to expand, but the steep
gradient and build costs makes this marginal. It is not a prestige
location. Ownership is fragmented and provides modern and traditional
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office and industrial space at both ends of the budget range.
Occupancy levels are very good, but estate roads are poor.


Southover has no potential to expand. It is a cluster of light industrial
and warehouse buildings in mixed ownerships and specifications.



Keward has no room to expand. It provides modern light industrial and
office accommodation. The owners plan to convert the Keward Mill to
residential use. Occupancy levels are good, but proximity to residential
is a problem.



Other major commercial sites are vacant. Clares, Nutricia and Thales
and are all likely to be lost as employment sites. The future of the St
Cuthberts Mill remains uncertain.



Lodge Hill Industrial Estate competes with Cheddar for occupiers. It is
in single ownership, is well managed and has good levels of occupancy
for both industrial and office space.



Cathedral Park is beginning to gather momentum and has longer term
expansion potential onto nearby brown and greenfield land. This site is
likely to fulfil the needs of the local economy over the next 5-10 years.



Dulcote Quarry has an employment use allocation and outline planning
consent that is yet to be exploited.

Current trends are:
 A significant number of businesses are taking the opportunity to
relocate their business. The root cause reflects the difficult economic
climate we are in and the need for businesses to reduce overheads
and secure more flexible accommodation arrangements.
 Particularly competitive terms available on second-hand stock due to
current economic climate.
 An opportunity to upgrade quality of accommodation without a
significant uplift in property costs.
 The opportunity to occupy more efficient space (open plan as opposed
to cellular) resulting in a net reduction in space occupied per capita.
 An opportunity to occupy space which is more efficient in energy
consumption.
 There is a trend towards shorter leases and break clauses to provide
occupiers with greater flexibility.
 There has been a relatively modest amount of market activity for
industrial space. Most businesses require strategically located space
are selecting locations that are either near to motorway junctions,
freight terminals or in close proximity to existing suppliers.
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This data can be summarised as:
Frome

Glaston
bury

Shepton
Mallet

Street

Wells

Mendip

TOTAL

372
9%

37
9%

139
3%

0
0%

1,854
45%

1,393
34%

4,130
9%

Industrial

23,234
57%

0
0%

0
0%

0
0%

0
0%

17,471
43%

40,705
91%

Total

23,606
53%

372
0.8%

139
0.2%

0
0%

1,854
4%

18,864
42%

44,835
100%

Floorspace

Office

Source: Mendip Employment Land Study – Market Study, 2012

The real demand is for larger B1 and B8 industrial space, particularly for food
& drink businesses need to relocate into larger premises and who want to stay
in Mendip, but realise that they might not be able to remain in the same town.
The other requirement is for small office space (average size 258 sqm),
generally across Mendip, but especially in Wells and not in Street.
Other observations about demand and supply are:
Agents report that some of their larger clients have long-standing
requirements for bigger buildings that have proved difficult to meet.
During the last three years, there has been no significant inward investor.
New activity has come from the organic growth of Mendip businesses. The
caveat is that relatively modest level of ‘churn’ within Mendip could well reflect
the current challenging economic climate and so cannot necessarily be
assumed to represent projected annual take-up for the years to come.
In the absence of a new significant inward employer, or relocation of a
government department, it is anticipated that the case of ‘take-up’ for office
space within the Mendip towns is unlikely to be significantly more.
Even assuming take-up at 1.5 times the running average for the last three
years would mean that current supply of available space (excluding potential
new-build) is sufficient to satisfy demand for the next 3 years. Taking into
account the additional capacity from allocated sites, there is sufficient capacity
to satisfy likely demand for the remainder of the plan period to 2026.
Except for one business, these known requirements are from organisations
that are already located in the Mendip area and, when satisfied, will result in
other surplus accommodation being placed on the market.
Therefore, the rate of “take-up” needs to be adjusted to recognise that only
small proportion will represent “new net occupancy” whilst there will remain a
sizeable share of “local churn.” It would not be unrealistic to assume that for
every 93 sqm that is taken up by a local occupier relocation 46 sqm (50%) will
be relinquished and brought back to the market.
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Considerations about employment sites in the development pipeline
There are a number of key employment sites already identified with theoretical
capacity to provide 213, 670 sqm of commercial accommodation.
The Shepton Mallet warehouse and light Industrial market is particularly
buoyant and a number of food & drink related occupiers are under pressure to
secure more space. There is little opportunity for existing businesses to
expand within the town and there are concerns that a lack of supply is choking
the expansion of some successful local businesses.
A potential opportunity to plug this under-supply is the allocation of the Bath &
West Showground. Here 92,900 sqm could be developed, subject to gaining
planning permission. The showground owners have agreed a masterplan that
could bring 10.11 ha into ‘restricted’ employment use (that is, agricultural and
rural business uses) making it unsuitable for other employment uses.
Development capacity April 2012
Net area
of site ha

Location

Developed
space sqm

Undeveloped
Space sqm

26.00

19,703

46,468

Cathedral Park, Wells

8.10

1,859

18,587

Street Business Park, Street

5.90

-

23,234

Bath & West, Shepton Mallet

10.00

14,870

92,937

Morlands, Glastonbury

1.82

6,822

6,041

Quarry Way, Waterlip

3.48

6,506

2,788

Dulcote Quarry, Wells

7.30

-

24,758

62.60

49,758

214,814

Commerce Park, Frome

Total

Source: Mendip Employment Land Study – Market Study, 2012

Observations are that:
 Following the ‘break up’ of the Morlands site at Glastonbury by the
owner (Cubex), there is little new-build capacity left on the site.
 There is a severe lack of supply of B1/B8 supply in Shepton Mallet.
 The potential allocation at Bath & West Showground is unlikely to be
relevant to many local businesses looking to expand, as it would be
restricted to ‘rural enterprises’ relevant to the showground.
 Frome, Street and Wells appear to have Business Park capacity that
should satisfy demand for the short-medium term.
There is potential to develop existing rural employment sites, such as Pylle,
Evercreech Junction, Emborough, Waterlip, Chilcompton and Mells. Given
the current state of the market, financial viability will be key as rural locations
remain a challenge due to depressed values relative to build cost.
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6.1.3 Key messages about Key Employment Sites
Part One of this study assessed 47 sites against ten criteria to judge how they
were meeting business needs and whether there was potential for future
expansion. This raised the following points>


The best sites have a combination of high quality buildings, good road
access, closeness to the local labour supply and a high quality
environment that is both conducive to employment uses and is an
asset to the businesses located there.



Generally, low quality key employment conflict with neighbouring uses
and environment, have poor strategic and local road access and lack
proximity to the labour market or public transport.



Just over 90% of sites are fully available for employment use.



Just 5 sites (11%) are vacant with no planning brief; 1 site (2%) is
vacant with active developer interest; and on 7 sites (15%) the
development has started.



Mendip has 54.6 ha of available employment land with planning
permission.



Frome, Glastonbury and Wells have employment land allocations that
can provide for new and modernised floorspace.



Employment land allocations for Shepton Mallet are mainly built.



Most sites are fully or almost fully occupied, particularly where there
are good quality buildings with good access. Sites with vacancies are
generally of poorer quality and struggle with road access and parking.



Even though some sites appear to have lower quality buildings, the
level of occupation in both urban and rural locations demonstrates that
demand is being met to satisfy user needs and/or lower overheads.



Some sites require significant investment, such as the Anglo Trading
Estate in Shepton Mallet and the ex-Western Vinyls site in Frome.
Allocations for Street are unlikely to come forward until investment for
necessary infrastructure is secured.



There is a significant issue in Wells where long-term vacant
employment sites have failed to attract developer interest and could
easily be lost to alternative uses.



Sites with small industrial units on the edge of towns are important and
are quickly filled if they become vacant.
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6.2 Moderation Impacts on Employment Land Model
The economic forecasting model used to assess demand for employment
premises is only the first part of a thorough consideration of local needs. The
following section attempts to moderate the forecast using a combination of
stakeholder views and local land use issues.
The key stakeholders are considered to be local businesses, land owners,
developers and commercial property agents.

6.2.1. Pent-up Demand
The MDC Business Survey indicates that 24% of businesses are considering
a move within the next two years, because their business is growing and their
current premises is too small. Interestingly, 90% say they need industrial sites
rather than offices. These results indication that there is a significant
proportion of businesses planning to expand into larger premises. These
findings are confirmed by local commercial agents who identified there is
currently pent up demand for 44,835 sqm of floorspace.
Whilst it’s difficult to distinguish between the real need and the aspiration to
expand, these findings highlight there is high demand for more space certainly
in the short term. If this is representative of the wider Mendip business
community, then potential demand could be significantly higher. The private
sector view is that whilst there is a good supply of employment land at a few
sites like Commerce Park, more land is needed to meet pent-up demand.
Pent-up demand therefore needs to be included within the forecast
requirements and satisfied within the next 5 years.
Moderation impact on Forecast by Pent-up Demand
Based on responses from the MDC Business Survey and the
commercial agent report the best estimate of this influence is:
Potential Additional Requirement for 2012-2016
Low Level – 17,577 sqm (1.55 ha) (i.e. 50% commercial agent report
pent-up demand figures and allowing for 50% re-use of existing
premises)
Medium Level – 35,154 sqm (3.1 ha) (i.e. same demand as reported
by commercial agent in Appendix D)
High Level – 52,731 sqm (6.2 ha) (i.e. 1.5 x pent-up demand)
Assumes pent-up demand is satisfied by 2017 (subject to allocated
land coming on stream).
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6.2.2 Desire for Modernisation
The strongest demand is for industrial space. It’s also clear that demand for
office space is widespread, but tends to be for small-sized spaces.
There are a number of key employment sites that theoretically have the
capacity to satisfy commercial demand; however not all sites are currently fitfor-purpose or ideally situated. A substantial allocation is proposed for the
Bath & West Showground focussed on ‘rural business’ activities, this would
limit appeal – however, the final permissions could end up being different.
Frome has capacity and offers a cost-effective option for attracting businesses
from outside the district, especially from West Wiltshire or Bath. Other key
employment sites are at capacity including Marston Industrial Estate (Frome),
Wirral Park (Glastonbury) and the Crowne & Fosse Estates (Shepton Mallet).
The on-going economic climate and difficulties securing finance mean little
inward investment and no speculative build has taken place. However, there
is evidence that significant numbers of businesses are doing well and need to
expand. From MDC visits to major employers, those wanting to expand are
doing so to modernise, improve productivity and stay competitive.
In 2005, a trend for growing demand for higher quality sites and premises was
recognised; this has continued. In general, it is the substandard premises that
have vacancies, although other factors such as costs play their part.
Employment sites need to have enough space for businesses to modernise
and expand. A flexible approach is important to land allocation to cater for
differing needs and safeguard long-term choice in the market. Evidence
suggests that often companies seeking to grow want to keep their skilled
workforce to help maintain productivity and competitiveness.
Mendip District Council is aware of at least 9 larger employers needing to
move to modernise within the next 2 years. They will require approximately
55,900 sqm (again mostly industrial space, with just 1,900 sqm of office
required).
Moderation impact on Forecast by the need to Modernise
If current known requirements are replicated by other businesses, then
the high level of impact assumes there will be more large businesses
(some could easily occupy 4ha on their own) seeking to modernise.
Potential Additional Requirement 2012-2016
Low Level – 39,050 sqm (3.9 ha) (i.e. 0.5 x known requirements)
Medium Level – 78,100 sqm (7.8 ha) (i.e. known requirements)
High Level – 117,150 sqm (11.7 ha) (i.e. 1.5 x known requirements)
Assumes a proportionate impact for 2017-2021.
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6.2.3 Demand from Self Employed & Home-Based Workers
According to the 2001 Census, there were 9,009 self-employed people in
Mendip and 2010 estimates are that this has increased to 12,500. It could be
estimated there is a similar and growing number of home-based workers
across Somerset (Smart Growth Analytics, 2012).
Together the self-employed and home-based workers are a powerful force
within the market. Since 2005, new ‘tailored’ accommodation has been
created in the district. Forward Space in Frome is an example of a popular
and expanding ‘creative’ work hub offering a range of easy-in easy-out options
from hot-desking through to permanent small office units, together with
business support. A more recent example is the Red Brick Building in
Glastonbury which is under-development and lining up tenants to move in.
MDC is also considering a few ideas including a Mendip innovation centre and
rural work hubs. Initial findings show there is demand for office space and
further work is needed to explore viability of these ideas.
If we assume 2% of self-employed businesses (180 businesses) were to
move out of working from home into a small 100 sqm incubation units in the
next 5 years, this would represent a demand of 18,000 sqm.
Data shows Mendip is an entrepreneurial district and attracts people for
lifestyle reasons. Self-employed and home-based workers are also wellplaced to benefit from the imminent roll-out of superfast broadband.
Moderation impact on Forecast by the Self-employed
Best estimate is 2% self employed people will move from a home-base
into business premises during the next 5 years.
Potential Additional Requirement for 2012-2016
Low Level – 9,000 sqm (0.9 ha) (i.e. 1% of 9,009 self-employed
persons)
Medium level – 18,000 sqm (1.8 ha) (i.e. 2% of 9,009 self-employed
persons)
High Level – 27,000 sqm (2.7 ha) (i.e. 3% of 9,009 self-employed
persons)
Little change is assumed in the short-term, then numbers increase.
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Moderation impact on Forecast by Home-based Workers
Best estimate is 10% of business park employees over 5 years change
start working from home, resulting in less floorspace needed by
employers. This is a recent trend so it is difficult to forecast.
Potential Additional Requirement for 2012-2016
Low Level – -7,500 sqm (-0.65 ha) (i.e. 7.5% of 9,009 of business park
employees)
Medium level – -10,000 sqm (-1.3 ha) (i.e. 10% of business park
employees)
High Level – -20,000 sqm (-2.0 ha) (i.e. 2% of business park
employees)
Proportionate impact is assumed for 2017-2021.

6.2.4 Employment Land Monitoring Study
MDC’s industrial land availability monitoring shows a loss of 22.24 ha of Bclass space during 2006-2011, this equates to 44,480 sqm per annum for the
last 5 years. The smallest net gains and biggest losses were in Street and
Wells. Current previously single-user vacant sites are also under pressure for
residential development, especially at Wells and Glastonbury.
During the period 2006-2011, there was a net gain of 10.98 ha of industrial
land in Mendip. Most of the gains were B-class completions at Commerce
Park in Frome, plus small gains in Glastonbury and Shepton Mallet.
In terms of maintaining and encouraging economic diversification and to
satisfy the economic need, some compensatory provision of employment land
may need to be considered to balance out any losses if greater than forecast.
Clearly, forecasting the loss of employment land to other uses is difficult, but it
would be reasonable to assume it will continue for at least the next 5 years.
There are four large single-user employment sites across the district (see ELS
Part One), so theoretically the recent loss of employers on this type of site is
less likely to happen in significant numbers (losses over the last 5 years have
had the most impact at Wells). Any such losses must be balanced out in the
final assessment of if the amount of employment site allocations if
employment levels are to be maintained in the district. Key will be ensuring
sufficient allocations (so long as sites are in the right location, have good
access are of the necessary quality) to cope with potential losses if larger than
forecast B-class losses, assuming demand is still buoyant.
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Moderation impact on Forecast by Compensation Allocation (if larger
than forecast B-class losses)
Best estimates based on knowledge of current company closure sites
where alternative land use is yet to be determined.
Potential Additional Employment Land Requirement 2012-2016
Low Level - Plus 2 ha
Medium Level –Plus 5 ha (i.e. 1x supermarket-size devt or say 150+
houses)
HIgh Level –Plus 10 ha (i.e. 2x supermarket-size devt) (Street &
Shepton Mallet)
Proportionate impact should be assumed for 2017-2021.

6.2.5 Demand from Neighbouring Districts
There is a shortage of new industrial floorspace in the West Wiltshire area
with the main employment sites fully occupied (Interviews with Commercial
Agents & West Wilts DC).
It is evident that Commerce Park’s proximity to Trowbridge makes it attractive
to some businesses to establish branches in Mendip, particularly for storage
purposes. This is reflected in the way site promotion, in that the developers
push Frome’s location near Bath & Trowbridge and its road access to the
national network.
Any forecast for Mendip needs to account for this cross border inward
investment – probably only relevant in Frome.
Moderation impact on Forecast by Inward Investment by Businesses
from Neighbouring Districts
Best estimates based on knowledge of demand for land at Commerce
Park from businesses based in neighbouring districts.
Potential Additional Employment Land Requirement 2012-2016
Low Level - Plus 3ha
Medium Level – 4 ha
High Level –Plus 5 ha
A proportionate impact is assumed for 2016-2021.
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6.3. Forecast for Employment Land Requirements
The final forecast is a balance of economic and employment forecast
modelling combined with the various moderation impacts outlined in the
previous section. The following table summarises these local influences to
give a final forecast for employment land requirements.
Employment Land Forecast Summary
2011-2016
Low

Medium

High

Pent Up Demand

1.55

3.1

6.2

Modernisation

3.9

7.8

Self Employed

0.9

Home-Based

2016-2021

2021-2030

Low

Medium

High

Low

Medium

High

11.7

4.4

9.2

13.8

2.2

4.4

6.9

1.8

2.7

0.9

1.8

2.7

1.4

3.2

4.7

-0.75

-1.3

-2.0

-1.5

-2.0

-4.0

-3.0

-4.0

-8.0

Compensatory Allowance for Bclass losses

2.0

5.0

10.0

1.6

4.0

8.0

1.3

3.2

6.4

Inward Investment from
Neighbouring Districts

3.0

4.0

5.0

3.2

4.2

5.2

3.0

4.0

4.0

+10.6

+20.7

+33.6

+8.6

+17.2

+25.7

+4.9

+10.8

+14.0

Moderation Impacts

Total Need due to Moderation
Impacts (ha)

Available employment land in
2012 (ha)

+54.6

Less, Need due to Moderation
Impacts (ha)

-48.7

Plus, Potential Net B-class
Gains

Bath & West

+10.11

Less, Potential Net B-class
Losses

Possible losses to housing

-11.67

Labour Demand Model
Forecasts (2006-30):

+9,409

Labour Demand Model
Forecasts (industrial & business
park jobs)
Plus, Land requirements to
meet projected job growth on
industrial and business parks
(2006-2030)

+2,466

+21.45

TOTAL NEED (ha)

+25.79
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Local land issues and influences have as much impact on demand for
employment land over the next 10 years as the forecast based on
employment growth. Most of local influence is relates to the need for
modernisation, compensating for large B-class losses and allowing for inward
investment from neighbouring districts.
The low-high employment land requirements forecast to 2016 suggest that up
to 33.6 ha will be needed. The current remaining allocation totals 54.6ha so
would appear to be adequate. However, the ability of some sites to come to
market is questionable. For example, 32.38 ha relates to Dulcote Quarry,
which might not come forward in the current climate due to the high cost of
installing a power supply and difficulties in securing finance. For example,
Street Business Park has environmental constraints and this could limit
development.
The forecast should be repeated annually so employment land requirements
are realistic and employment sites are suitable to meet business needs.
1. The forecast based on labour demand techniques predicts
requirements in B-class floorspace. Due to the differing needs and
allocations, this should be assessed individually for B1, B2 and B8. It
is recommended that employment land allocation is provided
specifically to meet growing B1 and B8 requirements, some might be
supplied from vacated B2 uses.
2. Local influences are likely to have at least as important an impact on
land allocation as the labour demand model forecast. Much of the
suggested allocation due to local influences is necessary to give the
market “room for manoeuvre” or in the words of the ODPM guidelines
“to provide for improved productivity, choice and competition.“ This
requirement is evidenced by an increased trend for businesses seeking
better quality premises and a significant demand for expanding larger
businesses who want to stay in Mendip.
3. Current employment land allocations broadly satisfy likely demand to
2016, provided allocated sites are market ready. The employment
allocations should be re-appraised if any large local relocations within
the district take up significant amounts of allocated land which would
have otherwise been available to growing businesses.
4. A town by town assessment of employment land allocations would
suggest that Shepton Mallet and Street still need new sites. The
existing Shepton Mallet allocation is more or less already built out and
the Street site may not be enough to meet future demand, given there
is some interest for significant development to come forward.
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6.4 Key Recommendations
A broad range of facts, policies and evidence has been considered in this
study including an assessment of the existing portfolio and consultations with
both businesses and commercial property agents active in the Mendip area.
The recommendations of this study are:

i.

A strategic, informed and responsive approach to the
employment land portfolio – location, size and quality
The employment land portfolio should be deliverable in that it is
realistically able to come to market. Sites need to be of the right quality
and sizes to meet current and future business needs. Looking ahead
to 2030, the forecast is between 7,033-11,784 new jobs to be created
within Mendip with the main gains being at Frome, Glastonbury and
Shepton Mallet. These new jobs convert into land requirements that
need to be met for Mendip to remain competitive and attract business.
Some re-balancing of the portfolio will be needed, this must be based
on a good understanding economic trends and business needs.
For example, not all sectors need traditional B Class workspace and
we also know there is a shortage of office space, studios and flexible
workspaces suitable for small and micro businesses. This study has
shown that demand is increasing for higher quality well-located
premises and businesses are prepared to pay for this; the converse is
that poor quality stock is difficult to let and where most vacancies are.
The established pattern of sites in and around Mendip’s five towns
should continue as it is where the strongest demand for employment
space is and it supports sustainable economic development principles.
We need appropriate sustainable rural sites that enhance existing
provision. Sites need to support the rural economy and accommodate
a broad range of traditional and contemporary employment needs.
We need to allow for the clustering of complementary businesses as
this is a key driver of economic growth and innovation.
We also need to be proactive in capturing the economic benefits of
high growth and emerging sectors identified for the LEP area.
To facilitate economic growth, we need to ensure new and existing
businesses have access to the suitable employment land & premises to
start-up, grow and maximise success.
We need a proactive approach to planning to ensure sufficient
employment land is available in the right places and timescales to meet
forecast demand for 25.79ha above what is already allocated.
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ii.

Ensuring Deliverability of Sites
Sites also need to be deliverable within realistic timescales. It’s crucial
we can meet future demand and build in sufficient allocations to cope
with some sites not coming to market.
There is known demand for large industrial land and premises across
Mendip, but we also have a small number of large vacant employment
sites that have proved difficult to bring to market. These include
brownfield sites that currently have developer interest for higher vale
uses and other sites that need significant infrastructure investment
such as Dulcote Quarry and Street Business Park.

iii.

Working in Partnership
It is important that we work with others to strengthen the employment
land portfolio around business needs and raise the profile of Mendip as
a place to do business.
We need to proactively work within Functional Economic Zones, rather
than being restricted to artificial local authority boundaries. The
obvious starting points are partners in the Heart of the South West LEP
and building on the links with Bristol, Bath and Wiltshire.
New funding opportunities linked to employment land & premises
should be embraced, enabling Mendip to work with key movers and
shakers to maximise the economic benefits across a wider area.

iv.

Informed Decision-making and Joined-up Business
Services
A better understand business needs and the commercial property
market will help identify trends in demand and ensure the continued
development of good employment land sites.
It would be extremely helpful to improve business engagement and
improve links with commercial agents. A framework or approach is
needed to ensure this takes place and this would be best as part of a
wider approach by the council across all services. It would feed into
current work joining-up ‘business services’ across a range of partners.

v.

Monitoring and Review
It is important key employment sites are monitored and reviewed on a
regular basis. We recommend a robust approach is adopted for
biannual monitoring, particularly to cope with the changing economic
climate and the need for quicker response times. The review should
consider employment land forecasts and make recommendations
about the future supply based on evidence of recent market trends.
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