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This study considers the potential employment role that could be played by the 
North East Chelmsford Garden Community (NECGC), proposed for land east of the 
A131 and north of the A12. It follows a three stage approach to analysis, with the 
overall findings and conclusions as follows:

a. Context and rationale: NECGC is ideally positioned to take advantage of a 
number of strategic policy drivers and growth ambitions for Chelmsford and 
Greater Essex. Key opportunity sectors include medtech; advanced 
manufacturing; low carbon and renewables; life sciences and healthcare; digital 
and creative services and logistics; and finance and professional services. These 
higher value sectors align with the national Industrial Strategy and focus on 
translating innovation into commerce. These also represent sectors that have 
potential for growth in the post-Covid-19 context. A flexible provision of high 
quality employment space is key to the future growth of Chelmsford’s economy, 
and NECGC has the potential to drive future growth.

b. Economic drivers: the Chelmsford economy has grown relatively strongly 
during the past two decades, mainly in service sectors. The District has a 
sizeable and varied business base, with a high proportion of microbusinesses 
and strong rates of business survival. However, the District’s economic 
performance and ability to diversify has been constrained by a lack of high 
quality office and industrial premises. To maximise the opportunities presented 
by NECGC, the development must combine both local functions and a more 
strategic employment offer. 

c. Spatial considerations: the emerging masterplan should reflect the current 
planning status of employment proposals, including up to 40,000sqm of B1 
commercial space at Beaulieu Exchange, and up to 9,000sqm of B1 space at 
Beaulieu Hub which benefits from planning permission. In addition, the new 
Local Plan has also allocated land for a 45,000sqm office/high tech Innovation 
Hub at the north west corner of the Garden Community, adjacent to the Park & 
Ride. The NECGC masterplan should reflect the need to distribute employment 
space across the site but with a focus on creating nodes with critical mass.

d. Delivery strategy: high quality design is central to the overall strategy for 
NECGC. The masterplan should include a vibrant central amenities hub, a focus 
on placemaking and strong connectivity between employment development and 
the rest of the garden community, as well as other parts of the City and beyond. A 
balance will need to be struck between single use, large floorplate premises, 
smaller scale spaces for start-up and growing businesses, and communal spaces 
for networking, business support, mentoring and fostering a sense of 
community. 

Delivery approaches should include a combination of “design and build” plots, 
serviced plots and public sector-supported “pump-primed” plots or premises to 
support speculative development and start-ups. The early delivery of small-scale 
shared workspace to cater for SMEs and start-ups, together with grow-on space 
may help to catalyse the wider cluster and develop synergies with the existing 
business community, ARU and other relevant organisations. This may require 
initial public sector intervention which in turn can leverage private sector 
investment. 

Provision of physical, social and communication infrastructure will be critical to 
unlock growth opportunities. This will include land and premises, parking, 
utilities and high speed broadband, as well as leisure facilities and amenities.

The proposed scale of the employment development will provide long term 
capacity up to and well beyond the new Local Plan period. Delivering some 
employment floorspace stage in an early stage of the NECGC programme will 
provide an important statement of intent regarding the overall balance of uses, 
whilst optimising sustainability. A distribution of provision across the wider site 
will enable this to happen and will ensure that development can be phased and 
tenants can be secured as early as possible in order to begin to establish an 
innovation ecosystem on site.

Executive Summary
This study provides independent advice on the most appropriate employment role 
for the proposed North East Chelmsford Garden Community
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Chelmsford City Council (CCC, “the Council”) on behalf of the North East 
Chelmsford Garden Village Consortium commissioned Lichfields to advise on the 
potential employment role that could be played by the North East Chelmsford 
Garden Community (NECGC), proposed for land east of the A131 and north of the 
A12.

The Chelmsford Local Plan, which was adopted in May 2020, allocates land to the 
north-east of Chelmsford beyond the existing developments at Beaulieu and 
Channels including the former Boreham Airfield, for a high-quality 
comprehensively-planned new sustainable Garden Community that will provide a 
significant amount of new housing and employment development, and maximise 
opportunities for sustainable travel, in a landscaped setting. Specifically, it proposes:

1. Around 3,000 new homes of mixed size and type to include affordable housing 
and specialist residential accommodation; and 

2. 45,000sqm of floorspace in a new office/business park providing a range of unit 
sizes and types.

NECGC was awarded Garden Community status in June 2019 and 1,000 dwellings 
have already been delivered at Beaulieu and Channels. In total, it is expected that 
the Garden Community will deliver 9,850 homes (with the potential to increase this 
to 11,850 dwellings) and 100,000sqm of employment floorspace. Our consultation 
with key stakeholders has shown that NECGC is recognised as having enormous 
economic potential. 

This study is intended to support the development of a sustainable employment 
strategy for NECGC and will inform the masterplanning process for the Garden 
Community. In doing so, it will play an important role in supporting Chelmsford’s 
growth ambitions and the delivery of its Economic Development Strategy. Specific 
advice is sought in relation to a number of key questions as follows:  

1. What is the demand for employment space in Chelmsford in terms of sector 
demand, size, quality?

2. How can the employment space available at North East Chelmsford be best 
planned and delivered to maximise Chelmsford’s opportunities?

3. What is the appropriate employment mix and land use strategy for the 
Chelmsford North East Garden Community that maximises sustainable 
development principles alongside anticipated market demand?

4. What are the opportunities to combine employment space with the new 
neighbourhood centres?

5. Is there demand for technology hubs (to build on Chelmsford’s strengths in 
terms of the medical technology sector and research and development sector) 
and if so, how best can the opportunities be met in terms of how the 
employment space available is developed?

6. What are the opportunities brought by the Park & Ride site? What specific 
opportunities does the new Railway Station offer to maximise sustainable 
employment in the North East Chelmsford Garden Community?

7. How should the employment space be developed in terms of design and 
character? What densities are appropriate to meet opportunities and demand? 

8. Should the Council be considering any other tools to bring forward employment 
space in the North East Chelmsford Garden Community, for instance Local 
Development Orders, Enterprise Zone status, etc?

9. What is the most appropriate strategy for ensuring sustainable rates / levels of 
occupancy? 

The overall methodology for the study is shown overleaf. 

Introduction

1. Introduction
Lichfields was appointed by Chelmsford City Council to advise on the most 
appropriate employment role for the North East Chelmsford Garden Community
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1. Introduction
The study follows a three stage approach to define an appropriate employment role 
for the garden community and a potential future strategy to support its delivery

Stage 1
Property Market Drivers

Drivers of demand for 
employment provision

Market signals and dynamics

Consultation and Engagement

Emerging masterplanStakeholder interviews

Innovation and changing 
working practices

Stage 2
Defining an Employment 

Role

Sector growth opportunities

Economic strengths and 
assets

Indigenous vs inward 
investment

Stage 3
Strategy Recommendations

Phasing

Delivery model

Flexibility

Placemaking
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The purpose of the study is to provide independent evidence on the most 
appropriate employment role and location for the emerging NECGC. It will inform 
the ongoing masterplanning work and specifically considers:

1. The likely scale, profile and trajectory of employment growth;

2. The drivers of demand for new employment space in this location;

3. The type, scale, specification and infrastructure requirements of employment 
premises to be provided; and,

4. Potential ‘tipping points’ in terms of phasing of employment development to 
take account of infrastructure delivery.

The assessment draws on a review of existing policy and related evidence base 
reports, and a range of economic and property market data including:

1. Office for National Statistics (ONS);

2. Valuation Office Agency (VOA); 

3. EEFM employment and GVA datasets for Chelmsford (2017 base); and,

4. Chelmsford City Council monitoring data.

An important consideration for any work of this type is that it is inevitably a point in 
time assessment. The work has incorporated the latest data, assumptions and other 
available evidence at the time of preparation. The accuracy of data derived from 
third party sources have not been checked or verified by Lichfields. 

The work will inform the masterplanning for NECGC but it should be noted that the 
findings of this assessment do not represent formal policy of CCC and are subject to 
due statutory processes, including relevant planning and other factors. 

This report is structured as follows:

• Section 2.0 sets out the rationale and context for the NECGC;

• Section 3.0 reviews the economic drivers that will influence the future 
economic role of the NECGC;

• Section 4.0 outlines specific spatial considerations relevant to the planning 
and masterplan for NECGC;

• Section 5.0 provides guidance on the recommended delivery strategy for 
employment facilities at NECGC; and,

• Overall conclusions are set out in Section 6.0.

A list of key reference documents is provided at the end of the report.

The study draws upon consultation with a range of local stakeholders including 
members of the local business community and commercial agents operating in 
Chelmsford and the surrounding area, as detailed in Appendix 1. 

Basis of assessment Structure of report

1. Introduction
The study provides a long-term strategic perspective based on policy, economic 
growth and market demand factors
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Having been awarded city status in 2012, Chelmsford represents England’s newest 
city and is one of the fastest growing locations in the South East. It has a strong track 
record for housing and employment delivery and is already delivering 1,000 new 
homes and 800 jobs every year.  

Our consultation with agents, business groups and commercial developers/property 
managers indicates that Chelmsford has a good reputation as somewhere to live and 
do business. It has a strong community feel although its proximity to London is both 
a strength and a weakness. Businesses are drawn to Chelmsford from London, 
seeking lower business rates, reduced congestion and a pleasant environment. At the 
same time, there are high levels of commuting to London; according to the 2011 
census, 41% of people commuting out of Chelmsford worked in Greater London. 
This can create a particular challenge for the retention of skilled workers.

As the economy continues to grow, the new Chelmsford Local Plan provides a 
strategy to support Chelmsford’s future to 2036 and beyond. This timeframe will 
continue to see immense growth for Chelmsford with 14,500 new homes and 725 
new jobs each year. 

NECGC is set to play a significant role in Chelmsford’s future growth. Recently 
awarded Garden Community status on 27 June 2019, it has already delivered 1,000 
new homes at Beaulieu and Channels, a neighbourhood centre, Essex’s first all-
through school for 5-18 year olds and bus priority measures for rapid transit into the 
city centre. 

Key infrastructure provision is being provided at NECGC, with funding recently 
secured via the Housing Infrastructure Fund to deliver a new Railway Station and 
the Chelmsford North East Bypass. As part of the funding agreement, both the new 
Railway Station and Chelmsford North East Bypass must be completed by 2024/25. 
These two key pieces of infrastructure will offer greater connectivity whilst reducing 
the need to travel into the city and will therefore help to reduce congestion on local 
roads. 

NECGC is located to the north east of Chelmsford City, on land east of the A131 and 
north of the A12. It benefits from a sustainable and accessible location, being served 
by an existing Park and Ride facility which provides a frequent bus service to 
Chelmsford City Centre, Broomfield Hospital and the Anglia Ruskin University 
(ARU). The site is also served by a number of existing bus routes and is 
approximately 15 minutes from Chelmsford railway station.

The NECGC proposal also envisages the construction of a new railway station, 
alongside the North East Chelmsford Bypass. It is proposed that this would link the 
A13 and the A131 dual carriageway, thereby filling an existing “gap” in the strategic 
highway network and enhancing the connectivity of Chelmsford.

The Proposition Strategic Location

2. Context and rationale: introduction
NECGC is a proposed new garden community comprising around 10,000 new 
dwellings and 100,000 sqm of business space to the north east of Chelmsford

Source: North East Chelmsford Garden Village, Draft Development Framework (2018)

Figure 2.1: North East Chelmsford Garden Community Location
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There are a number of guiding principles which are key to the development of 
employment and business uses at NECGC. These include:

1. The development of employment space will balance sustainable economic 
growth and high value jobs (B2 and B8 use classes have been specifically 
excluded as these use classes will not generate the job numbers intended).

2. The employment strategy for North East Chelmsford Garden Community will 
assume that there will be one job available for every home developed.  

3. Employment development and growth within the North East Chelmsford 
Garden Community will include and integrate the existing planning permission 
given for Beaulieu Exchange and the development planned at Beaulieu Hub. 

As part of the progress that has already been made, planning permission has been 
granted for the development of the Greater Beaulieu Business Park (known as 
Beaulieu Exchange), which will provide 40,000 sqm of new commercial space 
(excluding B2 and B8) and is forecast to see the creation of over 3,300 jobs. 

An additional 10,500 to 18,200sqm commercial floorspace also benefits from 
planning permission around the site of the proposed new Railway Station (known as 
Beaulieu Hub). This area is to comprise a mix of retail, leisure, employment (B1) 
and community uses and also includes provision for a potential hotel. 

A further 45,000 sqm has also been allocated for office / high tech employment 
growth. 

The broad location of these employment areas is shown on the indicative masterplan 
to the right.

Employment Hubs

2. Context and rationale: introduction
Initial masterplanning work has identified a number of broad locations for 
employment development at NECGC

Figure 2.2: Broad Location of Employment Hubs at NECGC

Source: North East Chelmsford Garden Village, Draft Development Framework (2018)

High tech 
employment

Beaulieu 
Hub

Beaulieu 
Exchange
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The outbreak of Covid-19 and resulting pandemic has developed rapidly with far reaching 
impacts on the economy and business across the country. Lockdown measures have led to 
unprecedented shut downs of large parts of the economy simultaneously, with effects 
being transmitted rapidly across all sectors.

Although restrictions are now beginning to ease, it remains difficult to anticipate the full 
extent of the economic shock. Various macro scenarios and forecasts are now emerging to 
help understand the potential outcomes and impacts of Covid-19 on the UK economy. This 
includes a ‘V-shaped’ economic scenario from the Office for Budget Responsibility (OBR) 
which suggests that UK output (measured in terms of GDP) could drop by around 35% in 
the second quarter of 2020. Whilst economic activity could bounce back later in the year, 
the overall scale of the impact on the economy will be significant in historical terms. 

Analysis by Lichfields suggests that Chelmsford could be at lower risk of short term 
economic harm than other parts of the country. This is because of a relatively lower level 
of reliance on sectors at highest risk from the initial period of lockdown. However, that is 
not to say that Chelmsford will be immune from any effect and in the context of an 
unfolding national recession, all parts of the country will see falls in economic output as a 
result of Covid-19 at least in the short term.

Local economic implications

2. Context and rationale: Covid-19 (1)
Covid-19 is having a profound impact on every part of our economy and way of life, 
and Chelmsford is not immune from short term economic harm

Source: Lichfields analysis

Figure 2.4: Lichfields Local Economic Risk Index

Figure 2.3: Covid-19 economic impact: relative risk by sector

Source: Lichfields analysis, based on Bank of England and Office for Budget Responsibility 

https://lichfields.uk/content/insights/local-economic-risk-index
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It is perhaps still too early to understand what the future might look like in terms of 
how businesses might operate and the resultant demand for employment land. 
Whilst some sectors of the economy are reopening at the time of writing, it will be 
some time before we get “back to normal”. Indeed, if the measure of “normality” is 
how things were prior to the outbreak of Covid-19, we may never see a full return.

Notwithstanding the ongoing uncertainty, there are some key areas in which the 
future might look very different. These are summarised below:

1. Growth of some sectors

Based on the economic response to Covid-19 over the last few months, we consider 
the sectors identified to the right to have particular growth opportunities as we move 
forward to a post-Covid-19 economy.

2. A flight from London  

Public transport represents one of the key barriers to returning to getting people 
back to work. Allied with increased demands for public and private open space, 
together with more general issues relating to the affordability of housing, it is likely 
that an increasing number of people will look to relocate away from the Capital. A 
shift towards greater levels of home-working may facilitate this. Areas such as 
Chelmsford which balance an attractive environment, strong community, robust 
economy and strong transport links could be well placed to benefit from this 
movement.

3. Increased home-working/reduced office demand

In the short-term, social distancing requirements will mean that far fewer people 
will be able to work from offices. In the medium to longer term, people might look to 
the success of home working as a justification to move to new working 
arrangements. This may reduce the demand for office space. However, if public 
transport is the key barrier, demand may increase for office developments in smaller 
settlements which benefit from easier access on foot or by bicycle.

Towards the future

2. Context and rationale: Covid-19 (2)
Covid-19 may mark a turning point for the economy, with some sectors 
experiencing a future expansion and traditional ways of working changing for good

Sector Rationale

Health / life-sciences / 
med-tech

Covid-19 has fundamentally been a health crisis. It has been fought 
by front-line health workers and its resolution lies in a health 
solution. Significant investment has been made in life-sciences to 
find a vaccine and it is likely that there will be a greater focus on 
this sector in the future in terms of both public and private sector 
investment.

Logistics The logistics sector has bee instrumental in keeping the country 
going through the pandemic and it is likely that this will also be 
given a greater emphasis in the future. This may particularly be the 
case if a decentralisation in population and economic activity does 
occur.

Energy/environmental More than 200 top UK firms and investors have called on the 
government to deliver a Covid-19 recovery plan that prioritises the 
environment. There is an increasing argument that Covid-19 should 
be viewed as a pivotal moment in the shift to a green economy. 
Specific proposals that have been put forward include increased 
investment in low carbon innovation and industries; focusing on 
those sectors that can support the environment; and ensure that 
companies that receive government support are operating in a 
manner that is consistent with climate goals.

IT / Communications Home working and social restrictions have required us all to look to 
technology to a much greater degree. It is likely that online 
teleconferencing platforms will continue to enjoy significant growth 
long after Covid-19 passes. Similarly, increased future levels of 
home working and growth in key sectors such as life-sciences, green 
energy and logistics will all rely on continued advances in IT.

Tourism / hospitality Although this sector remains largely shut-down, there is the 
potential that it will grow significantly, particularly if people remain 
nervous about international travel and choose to holiday in Britain 
instead. 

Source: Lichfields analysis
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The idea of large-scale new settlements has a long history in Britain, with 
philanthropically-motivated new communities preceding the 1946 New Towns Act, 
and the ‘Eco Towns’ programme of the 2000s. 

The latest iteration - “Garden Communities” - was introduced in December 2014 by 
the Ministry for Housing, Communities and Local Government (MHCLG, then 
DCLG). Cumulatively, the 49 Garden Communities now identified in England 
propose around 403,000 new homes and could accommodate up to a million 
residents.

Recent research by Lichfields found that they comprise 33 garden villages of 
between 1,500 and 10,000 homes, 15 garden towns of over 10,000 homes each, and 
one garden city of over 15,000 homes at Ebbsfleet, the latter overseen by an Urban 
Development Corporation as its local planning authority.

Under the programme, these projects are led by Local Planning Authorities (LPAs) 
and the private sector working together, with government providing “a tailored 
package of Government support that includes resource funding, expert delivery 
advice from Homes England and cross -government brokerage to resolve barriers 
to delivery.”

The current crop of Garden Communities are located throughout the country, with 
at least one Garden Community in each English region designated by government 
for funding and support. The location of each Garden Community is shown in Figure 
2.5. This heterogeneity suggests that the designation reflects the scale and ambition 
of delivery, rather than urban form, self-containment, or other morphological and 
urban design issues traditionally referred to as Garden City principles.

2. Context and rationale: strategic policy drivers (1)
The Government’s Garden Communities programme provides an opportunity to 
stimulate economic growth in new places

Garden Communities

Source: Lichfields, How does your garden grow? (December 2019)
NECGC = 39

Figure 2.5: Map of Garden Communities

The research found evidence of around 600 ha of employment land across 31 
proposed garden communities in England, around 20 ha on average per scheme, or 
around 35 sqm of employment land (as opposed to floorspace) per dwelling. The 
number of jobs that could be supported by this provision will ultimately depend on 
the form of development that arises.
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Published in November 2017, the government’s Industrial Strategy sets out its long-
term plan to boost productivity and earning power throughout the UK. It provides 
an important macro policy backdrop to the NECGC proposals, and identifies five 
overarching ‘foundations of productivity’, each of which becomes the focus of long-
term strategic policies:

1. ‘Ideas’ pledges to strengthen the UK’s R&D activities and ensure that discovery 
is translated into commerce, including investment of £725 million in new 
Industrial Strategy Challenge Fund programmes to support innovation.

2. ‘People’ sets out aspirations to develop the UK’s technical education system to 
stand alongside its world-class higher education system. It includes investment 
of £406 million in maths, digital and technical education, helping to address the 
shortage of science, technology, engineering and maths (STEM) skills.

3. ‘Infrastructure’ outlines a number of funding streams to boost transport, 
housing and digital infrastructure, including an increase of £31 billion to the 
National Productivity Investment Fund.

4. Business Environment’ pledges to launch and roll-out Sector Deals 
(partnerships between government and industry), with the first being in life 
sciences, construction, artificial intelligence and automotive sectors. Meanwhile 
the Government outlines plans to drive in excess of £20 billion investment in 
innovative and high potential businesses.

5. ‘Places’ outlines the introduction of Local Industrial Strategies (LIS), which 
will set out the long-term strategy and priorities that build on local strengths, 
address weaknesses and deliver on economic opportunities across the UK.

2. Context and rationale: strategic policy drivers (2)
The national Industrial Strategy provides a number of key opportunities for 
NECGC to harness, including the Government’s commitment to support innovation

Industrial Strategy: Building a Britain fit for the future

Source: HM Government, Industrial Strategy: Building a Britain fit for the future (November 
2017)

Figure 2.6: Industrial Strategy Five Foundations of Productivity
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Following publication of the Government’s national Industrial Strategy, the South 
East LEP (SELEP) has been invited to produce a Local Industrial Strategy (LIS) to 
set out clearly defined priorities for the area that will help to maximise its 
contribution to UK productivity.

A first working draft LIS was presented to the SELEP Strategic Board on 31st 
January 2020 which identifies the following overall vision:

“The South East is the UK’s global gateway; powering trade and prosperity 
throughout the UK, generating £90billion a year for the economy…. We will 
accelerate our role as a global region to drive sustainable and innovative growth. 
Through targeted investment in our people and places and progressing our 
partnership with London, we will enhance the economic vitality of UK plc by 
increasing productivity across the SELEP area, delivering £28 billion additional 
Gross Value Added by 2030.”

At the heart of the strategy are three distinctive strategic opportunities that the 
South East will harness to position the region as the UK’s global gateway, delivering 
investment in communities across the region to drive innovation, productivity and 
sustainable growth.

Of particular relevance to NECGC is the ‘Communities for the Future’ strategic 
opportunity which responds to SELEP’s capacity to deliver communities for the 
future that will create the best places to live and work and support our shift to 
becoming a net zero carbon economy. The LEP area will deliver 30% (117,500 
homes) of the government’s Garden Communities housing programme and use this 
to drive better design and innovation. NECGC will make a significant contribution to 
this overall priority.

2. Context and rationale: strategic policy drivers (3)
SELEP’s emerging Local Industrial Strategy identifies communities for the future 
as a distinctive strategic opportunity to drive an increase in productivity

South East Local Industrial Strategy (Jan 2020 Draft)

Source: South East Local Industrial Strategy (January 2020 Draft)

Figure 2.7: South East LIS Key Proposition
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The new Chelmsford Local Plan was adopted in May 2020. It seeks to encourage 
sustainable and diverse economic growth, with a target of 725 new jobs pa and the 
provision of a minimum of 55,000sqm of business employment floorspace between 
2016 and 2036.

New strategic employment development in Chelmsford will be based in three key 
growth areas, with c.90% of this growth concentrated at NECGC:

1. Central and Urban Chelmsford (5,000sqm office/business);

2. North Chelmsford (45,000sqm office/business park at NECGC); and,

3. South and East Chelmsford (1,000sqm office).

North East Chelmsford

North East Chelmsford (Location 4) is identified for the development of a new 
sustainable urban extension to be underpinned by Garden City principles. 
Development proposals will accord with a Council-approved masterplan to include:

1. 3,000 new homes of mixed sizes and types, to include affordable housing and 
specialist residential accommodation; and,

2. 45,000sqm of floorspace in a new office/business park providing a range of unit 
sizes and types, which will contribute significantly to the City’s economic 
growth, including accommodating medium and large-sized businesses and 
providing a location for Anglia Ruskin University’s MedBIC campus (phase 2).

Further development at NECGC is expected post-2036. 

2. Context and rationale: strategic policy drivers (4)
The new Local Plan anticipates that 90% of new strategic employment development 
in Chelmsford will be concentrated at NECGC

Chelmsford Local Plan (2020)
The following Local Plan strategic policies are of particular relevance: 

1. Strategic Policy S1 – Spatial Principles: Locating development at well-
connected, sustainable locations and planning for the longer term.

2. Strategic Policy S6 – Housing and Employment Requirements: 
Encouraging sustainable and diverse economic growth and ensuring a balance 
between jobs and the available labour force.

3. Strategic Policy S8 – Delivering Economic Growth: Providing flexible and 
market-responsive employment land allocations, with new employment 
development as a key component of Strategic Growth Locations.

4. Strategic Policy S9 – Infrastructure Requirements: Supporting new 
development with infrastructure, services and facilities, including Beaulieu 
Railway Station and Chelmsford North East Bypass (for which funding has now 
been secured) and new Radial Distributor Road 2.
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2. Context and rationale: strategic policy drivers (5)
The new Local Plan establishes a number of masterplanning principles for the new 
garden community

1: New Railway Station (Beaulieu Station)
2: Park and Ride site
3: Safeguarded route for NE Chelmsford bypass
4: Route corridor for residential access road
5: New bridge over A138 and railway providing access from Boreham Interchange
6: Measures to provide necessary capacity in Boreham Interchange 
7: Junction changes on Essex Regiment Way
8: Link roads and paths within the development 

Figure 2.8 North East Chelmsford Masterplanning Principles (Local Plan Figure 19) Figure 2.9 North East Chelmsford Transport Network (Local Plan Figure 18)
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Chelmsford City Council’s Economic Strategy (2017) anticipates an increase of 16,675 jobs 
(725 pa), a £2.1m increase in GVA and a 25.5% increase in labour productivity in the 
District between 2014 and 2036. 

The Strategy sets out seven strategic priorities for the District:

1. Delivering enabling infrastructure; 

2. Creating a skilled workforce; 

3. Enhancing the City Centre; 

4. Supporting businesses; 

5. Ensuring a supply of suitable land and premises;

6. Developing the rural economy; and, 

7. Targeting priority sectors. 

Ensuring a supply of suitable land and premises 

The provision of high quality development opportunities, including high quality office and 
industrial space, is identified as key to the future growth of Chelmsford’s economy.

The strategy provides specific support for the proposed new business park at NECGC 
(Beaulieu Exchange). 

2. Context and rationale: strategic policy drivers (6)
Future employment and GVA growth will be driven by a number of high value 
opportunity sectors alongside the continued growth of well-established sectors

Chelmsford  Economic Strategy (2017) Priority sectors 

The following priority sectors are identified: 

1. Opportunity sectors: Advanced manufacturing; low carbon and 
renewables; life sciences and healthcare; digital and creative services and 
logistics. Finance and professional services are also identified as growth 
sectors.

The Strategy highlights the importance of the medical technology sector for 
Chelmsford. The UK med-tech market, currently estimated at £15 billion, is 
forecasted to increase by 5-10% per annum. The Strategy states that 
Chelmsford is well placed to take advantage of this opportunity, particularly 
in connection with its Anglia Ruskin MedTech Campus, Business Innovation 
Centre for Medical and Advanced Engineering (MedBIC), and the new 
University School of Medicine, which opened in September 2018.

2. Well-established sectors: Wholesale and retail, health, education, 
construction and tourism are recognised as major local employers which will 
become even more important as the population expands.
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The Chelmsford ELR concluded that Chelmsford has a strongly performing economy 
with recent growth in commercial sectors. The key relevant findings are as follows:

1. The 29 allocated employment areas have limited capacity to expand and few 
vacancies.

2. There has been a shift of uses within the employment areas beyond the B use 
classes.

3. The rural area is making a significant contribution to business floorspace 
provision with some key non-allocated employment locations.

4. The City Centre has higher levels of office floorspace than any other town in 
Essex but less than other regional cities, e.g. Reading, Cambridge and Norwich.

5. There is a significant proportion of available second-hand office space but a 
shortage of Grade A office development opportunities in the City Centre.

6. Greenfield employment opportunities on the edge of the City Centre are limited.

7. There is a mismatch between supply and demand in relation to office-based 
growth, which could constrain Chelmsford’s economic growth.

8. The land supply position in relation to industrial and warehousing-based 
growth is tight.

9. There is a need for a flexible and adaptable supply of employment space, which 
is particularly important as Chelmsford continues to grow key sectors such as 
financial services and medical technologies.

2. Context and rationale: strategic policy drivers (7)
Addressing the existing shortage of employment floorspace in Chelmsford is 
critical to realising its long-term economic potential 

Chelmsford Employment Land Review (2015)

The Delivering Economic Growth in Chelmsford report forms part of the evidence 
base for the emerging Local Plan. It states that the emerging Local Plan target of 
creating 725 jobs pa is attainable but that interventions, including those set out in 
the Economic Strategy, will be required to ensure that Chelmsford maximises the 
benefits of growth for residents, businesses and visitors.

Delivering Economic Growth in Chelmsford (2018)
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The Essex Economic Commission report states that there are aspirations for Greater 
Essex to become one of the strongest and fastest growing economies in the UK.

Key findings of the report include: 

1. Economic growth – Greater Essex is forecasted to grow by c.2% pa over the 
next 20 years, equivalent to the UK average. 

2. Sector performance – Sectors for future growth are identified as advanced 
manufacturing (including automotive engineering), low carbon and renewables, 
life sciences and healthcare, digital and creative services, financial and business 
services, and logistics.

Key opportunities for Chelmsford are identified in advanced manufacturing and life 
sciences and healthcare, particularly in relation to the Anglia Ruskin University 
(ARU) MedTech campus. Across all of its locations, ARU helps c.2,000 businesses 
each year to grow quicker and to partner with other organisations in the delivery of 
educational and commercial projects. 

The key challenges for Greater Essex include:   

1. Raising skills and qualifications – Businesses face skill shortages, relating 
particularly to job-specific skills, and the share of workers in higher level 
occupations is below the UK average. 

2. Improving transport infrastructure – Key arterial road and rail routes are 
already under pressure, which is expected to increase.  

3. Expanding availability of suitable workspace and commercial 
premises – An inadequate supply of suitable commercial space for offices and 
factories is constraining opportunities to attract new business and facilitate the 
expansion of existing companies; it may also discourage start-ups. 

2. Context and rationale: strategic policy drivers (8)
Chelmsford has considerable potential for growth, drawing on recent investments 
and a range of core sectors

The Chelmsford District Profile report notes that the status of Chelmsford as the 
only city in Essex and its proximity to four London airports have contributed to it 
having the largest business base in the county, contributing c.£3 billion pa to the 
economy. 

Recent investment in the District includes the securing of £7.3m in funding to 
undertake improvements to the A131 (Braintree Road) and A130 (Essex Regiment 
Way). Additionally, Essex’s first school of medicine at ARU, which includes state-of-
the-art facilities and a £3.4m ‘super lab’, opened in September 2018.

Drawing on EEFM data, the document identifies the following occupations as having 
the greatest growth potential between 2015 and 2035:

Chelmsford District Profile (2019)Enterprising Essex: Opportunities and Challenges (2016) 
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Figure 2.10: Occupation growth potential 2015-2035
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The policy drivers for NECGC reflect strong growth aspirations for Chelmsford and Greater Essex and highlight the strategic position of Chelmsford at the heart of the county. 
Priority sectors for growth are identified that correspond with the aims of the national Industrial Strategy, which seek to focus on higher value sectors and the translation of 
innovation into commerce. The NECGC strategic allocation is identified as key to driving future economic growth.

In this context, the key points from the preceding analysis in this section can be summarised as follows:

2. Context and rationale: synthesis
The proposal for employment floorspace at NECGC responds to a range of strategic 
policy drivers and wider growth ambitions for Chelmsford

Synthesis

Need for high quality employment space: The provision of high 
quality office and industrial space is key to the future growth of 
Chelmsford’s economy, and there is also a need for a flexible and adaptable 
supply of employment space. The existing allocated employment areas have 
limited capacity to expand and few vacancies, and there is a shortage of 
prime development opportunities and premises, which is constraining 
growth.

NECGC: The new Chelmsford Local Plan states that NECGC will 
contribute significantly to the City’s economic growth and will provide 
c.90% of the District’s strategic employment development.  The scale of the 
proposed residential development will be important in supporting the 
workforce that would be required to service the anticipated employment 
growth and in enhancing the profile of NECGC as a balanced, sustainable 
and thriving settlement.

1

3

Location and infrastructure: Chelmsford benefits from its status as the 
only city in Essex, which has the largest business base in the county and is 
located in proximity to four London airports. It has benefited from recent 
investment in infrastructure, and significant additional infrastructure is 
planned for the North East Chelmsford area, including the new Beaulieu 
Railway Station and Chelmsford North East Bypass (for which funding has 
now been secured) and new Radial Distributor Road 2.

Strong growth aspirations: The new Chelmsford Local Plan identifies a 
target of 725 new jobs pa but the Council’s evidence base indicates that 
interventions will be required to ensure that Chelmsford maximises the 
benefits of growth. More widely, the Essex Economic Commission has 
aspirations for the county to become one of the strongest and fastest 
growing economies in the UK. Chelmsford is viewed as being central to the 
achievement of this aspiration.

Key sectors: Key opportunity/growth sectors are identified as advanced 
manufacturing; low carbon and renewables; life sciences and healthcare 
(particularly in relation to the ARU MedTech campus and BIC); digital and 
creative services and logistics; and finance and professional services. These 
sectors align with the focus of the national Industrial Strategy. 

2 5

4
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This section explores Chelmsford’s economic context alongside property market 
signals and dynamics to identify the key drivers of demand for additional 
employment floorspace within NECGC, Chelmsford and the wider area. This review 
includes:

1. Exploration of the local business base within and surrounding Chelmsford to 
identify the types of occupiers the area currently supports;

2. Analysis of property market trends across Essex, and Chelmsford more 
specifically;

3. Identification of any sectoral advantages within Chelmsford when compared 
with Essex as a whole; and,

4. Analysis of the latest employment forecasts to determine whether the scale and 
type of employment floorspace proposed is justified, or whether an alternative 
scale and form of employment should be pursued.

This review is intended provide a local context to the subsequent analysis of the 
potential employment role of NECGC and the type of economic sectors and 
employment premises that could be provided within the Garden Community.

Economic drivers

3. Economic drivers: overview
This section considers the economic and property market drivers across 
Chelmsford within the context of Essex and the wider area

NECGC 
Economic 

Drivers

1 

Local economy

2 

Property 
market trends

4 

Sector growth 
opportunities

4 

Employment 
forecasts
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The latest data from the East of England Forecasting Model (EEFM) indicates that, 
as of 2020, 95,600 workforce jobs are based in Chelmsford.

The five largest employment sectors in Chelmsford in 2020 are health & care (18.4% 
of total employment), professional & other private services (13.0%), retail (10.0%), 
construction (9.4%), and wholesale & transport (9.1%); these collectively account for 
60,000 jobs. These sectors also form the top five in terms of employment in Essex 
and the East of England. At a national level, the construction sector is less 
significant. 

The structure of the local economy in Chelmsford in 2045 is expected to remain 
largely unchanged in terms of its reliance on health & care (19.6% of total 
employment), professional & other private services (13.0%), construction (12.1%) 
and retail (10.2%), although with hospitality & recreation (8.2%) becoming more 
significant than wholesale & transport (7.4%); the top five sectors are collectively 
expected to account for 71,900 jobs in 2045 – an increase of 20.6% since 2020. 

The economy in Chelmsford is therefore broadly aligned with Greater Essex where 
key sectors include motor trades (included in wholesale and transport sector), ICT, 
professional, science & technical, business administration & support, finance, 
insurance & property, education and arts, recreation & entertainment.

Past employment growth has been focused in non ‘B Class’ activities, and this trend 
is set to broadly continue in the future:

1. Between 2001 and 2020, 87% of employment growth was associated with non-B 
class activities; 

2. Between 2020 and 2045, 76% of projected growth is expected to relate to non-B 
class uses. 

In 2020, B class activities employ a total of 63% of the workforce, and this is 
forecasted to increase to 65% by 2045. B1 (i.e. office) uses account for c.60% of all B 
class employment, a figure that is expected to remain unchanged by 2040.

3. Economic drivers: key sectors
The structure of the economy in Chelmsford is dominated by the health & social 
care sector and future growth is expected to be driven by non-B class activities
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Source: EEFM (2017) / Lichfields analysis

Figure 3.1: Employment by sector 2020 and 2045
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Past job growth trends

The total number of jobs in Chelmsford increased by 24.5% between 2001 and 
2020 (1,035 jobs pa) – a greater level of growth than recorded in Essex (22.0%), 
the East of England (18.1%) and the UK (16.3%).

Employment growth in Chelmsford during this time was dominated by the health & 
social care sector (representing an additional 10,350 jobs), with high levels of 
growth also recorded in professional & other private services (4,550 jobs), 
education (2,950 jobs), and construction (2,350 jobs). 

Over the same period, employment losses were recorded in manufacturing 
(representing a loss of 2,000 jobs), public administration (-1,950 jobs), and the 
finance & real estate sector (-1,700 jobs). Whilst the manufacturing sector 
experienced the greatest level of relative decline (-31.7%), this level of contraction 
was proportionately less than in Essex, the wider East of England region and the 
UK over the same period. 

3. Economic drivers: recent employment growth
The Chelmsford economy has grown strongly since 2001 compared to the Essex 
and regional averages, driven largely by health and social care sector growth
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Figure 3.2: Workforce jobs by sector
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Future job growth forecast

Although Covid-19 is likely to have a significant short term impact on the economy, 
there is an expectation of medium-term recovery to previously-anticipated levels. 
This gives confidence to the use of economic forecasts prepared prior to the onset of 
the pandemic, particularly when considering prospects for longer term growth, 
although the economic situation will clearly need to be kept under ongoing review. 

Looking ahead, latest projections from the EEFM anticipate much lower levels of 
employment growth in Chelmsford between 2020 and 2045 than experienced in the 
period from 2001 to 2020. Nevertheless, an additional 14,000 jobs are expected to 
be created (560 jobs pa) (+14%), representing a higher proportional level of growth 
than in Essex (12.4%), the East of England (12.8%) and the UK (9.5%).

Future growth between 2020 and 2045 is expected to be driven by three key growth 
sectors, which have also seen significant growth in Chelmsford in the past:

1. Construction (+4,350 jobs);

2. Health & social care (+4,000 jobs); and,

3. Professional & other private services (+2,000 jobs). 

High levels of growth are also expected in retail (+1,650 jobs) and public 
administration (+1,500 jobs), despite a loss of almost 2,000 jobs in the latter since 
2001.

Over the period from 2020 to 2045, employment losses are anticipated in the 
manufacturing sector (representing a further loss of 900 jobs), wholesale & 
transport (-600 jobs), education (-250 jobs), and agriculture (-150 jobs). Again, the 
manufacturing sector is forecasted to experience the greatest level of relative decline 
(-21.6%) but this reduction is lower than past trends and proportionately lower than 
anticipated losses in Essex, the wider East of England region and the UK over the 
same period.

3. Economic drivers: future employment growth
The Chelmsford economy is anticipated to grow more slowly to 2045 but at a higher 
level than the county, regional and national averages 
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Figure 3.3: Workforce job change by sector
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Microbusinesses (0-9 employees) account for 90.4% of all businesses in Chelmsford, 
representing a slightly higher proportion than in Essex (90.1%), East of England 
(90.0%) and Great Britain (89.5%). 

By comparison, Chelmsford accommodates a lower proportion of small businesses 
(10-49 employees) and a similar proportion of medium (50-249) and large (250+) 
businesses as county, regional and national averages.

However, in spite of the prevalence of micro businesses in Chelmsford, the District 
accommodates a lower proportion of businesses with a turnover of £0-99,999pa and 
a higher proportion of businesses with a turnover of £100,000-£49.9m pa when 
compared to the regional and national averages. 

3. Economic drivers: local business base
Despite a high proportion of microbusinesses, a large number of businesses attract significant 
turnover, and there is a focus on higher value sectors, such as ICT and professional services

This is indicative of higher value business activities in Chelmsford and is reflected in 
a higher proportion of businesses in the following sectors:

Source: ONS Inter Departmental Business Register (IDBR) (2019) / Lichfields analysis

Conversely, Chelmsford accommodates a lower proportion of businesses in the 
following, lower value, sectors:

Source: ONS Inter Departmental Business Register (IDBR) (2019) / Lichfields analysis

Between 2015 and 2018 Chelmsford saw a slightly lower level of business formation 
as a proportion of active businesses than the regional and national averages but also 
a lower proportion of business deaths, resulting in a higher rate of business survival:

1. 59.9% of businesses in Chelmsford that were established in 2015 were still operational in 
2018, compared to 55.2% nationally; and, 

2. 91.5% of businesses in Chelmsford that were established in 2017 were still operational in 
2018, compared to 89.0% nationally.

Source: ONS Inter Departmental Business Register (IDBR) (2019) / Lichfields analysis
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Property
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technical

Construction

Chelmsford 10.4% 2.5% 3.8% 19.2% 17.1%

Essex 7.8% 2.0% 3.5% 16.5% 19.3%

East 8.3% 1.9% 3.4% 16.6% 15.6%

Great Britain 8.5% 2.2% 3.7% 17.6% 12.6%

Retail
Transport & 

storage
Accom & 

food
Production Retail

Chelmsford 5.8% 3.0% 4.2% 4.6% 5.8%

Essex 6.1% 3.8% 4.4% 6.1% 6.1%

East 7.0% 5.0% 4.8% 5.8% 7.0%

Great Britain 7.7% 4.1% 5.8% 5.6% 7.7%

Figure 3.4: Business turnover
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Chelmsford’s self-containment rate (i.e. the share of residents who also 
work in the local authority area) was 51.4% according to the latest 
(2011) Census. A total of 48.6% of working residents travelled outside of 
the District to work. Overall, these commuting patterns equate to a net 
commuting outflow of 3,700 workers.

The most popular out-commuting destinations for Chelmsford’s 
residents were London (20.0%), Basildon (6.6%), Braintree (3.7%) and 
Brentwood (3.6%). 

Chelmsford’s workforce predominantly lived within the District 
(54.2%), Braintree (10.3%), Maldon (6.2%), Basildon (4.8%) and 
Colchester (3.8%). 

On average, Chelmsford residents travelled 18.9km to their place of 
work in 2011, which was further than the county (18.7km), regional 
(17.3km) and national (14.9km) averages. A total of 15.4% of Chelmsford 
residents usually travelled more than 40km to their place of work, 
compared to only 5.4% nationally; this reflects the high levels of 
commuting to London.

Higher value sectors attracted the largest numbers of commutes of 
40km+ for Chelmsford residents: finance & insurance (52.6%), 
information & communication (31.1%) and professional, scientific and 
technical services (28.5%).

The shortest commutes (0-5km) for Chelmsford residents were most 
prevalent in the accommodation & food (51.5%), education (45.9%), 
wholesale & retail (45.2%) and public administration (44.9%) sectors.

3. Economic drivers: commuting
Almost half of Chelmsford residents commute outside the District to work. Many travel 
further than regional and national averages, with London the most popular destination

Source: ONS Census (2011) / Lichfields analysis

Figure 3.5: Travel-to-work flows
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Stock of employment space

The latest available commercial floorspace data from the Valuation Office Agency 
(VOA) demonstrates that existing employment space in Chelmsford is 
overwhelmingly concentrated in the City Centre. B1a/B1b uses in particular are 
focused in the City Centre. However, a significant amount of B8 floorspace is 
distributed across the District, located principally along key highway routes, such as 
the A414. B1c/B2 uses are spread more evenly across the District.

Employment floorspace provision is currently limited in the North East Chelmsford 
area. However, this is set to change with the creation of the permitted Greater 
Beaulieu Business Park (Beaulieu Exchange), which will provide 40,000sqm of new 
B1 commercial space. A further 45,000sqm has also been proposed for allocation for 
an office/high tech business park in the emerging Chelmsford Local Plan. There is 
also an additional 15,000sqm which has been identified for employment in 
connection with the proposed new railway station (Beaulieu Hub/Beaulieu Central). 

Office uses account for almost half of all employment premises in Chelmsford 
(47.5%) and also account for the highest proportion of employment floorspace 
(38.5%) even though the average size of office units is smaller than other types of 
employment uses. The number of industrial and warehousing premises is fairly 
similar (c.800 units in each use), although warehousing units account for a greater 
proportion of floorspace due to their larger footprints.

3. Economic drivers: stock of employment space
Offices account for nearly half of Chelmsford’s employment floorspace and tend to 
be concentrated in the City Centre 

Source: Valuation Office Agency (2019) / Lichfields analysis

Type No. units
% of total 

units

Total 
floorspace 

(sqm)

% of total 
floorspace

Average unit 
size (sqm)

B1a/B1b 1,437 47.5% 191,269 38.5% 133

B1c/B2 756 25.0% 131,446 26.4% 174

B8 835 27.6% 174,699 35.1% 209

Total 3,028 100.0% 497,415 50.6% 164

Figure 3.6: Spatial distribution of business floorspace in Chelmsford
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Office market characteristics

Chelmsford is one of Essex’s largest office markets (alongside Brentwood) and this is 
highlighted by the corporate demand present in the market in recent years. The city 
has a large pool of occupiers and there is a strong cluster of insurance and financial 
occupiers such as Aon and QBE. 

The ongoing economic uncertainty has resulted in occupier inertia although this is 
expected to subside over the coming months. This sentiment has been apparent in 
many office markets across the UK.

The city has historically been an attractive and successful office location, and 
continues to accommodate a strong office market, although demand in the current 
market is exclusively for high quality ‘Grade A’ space, of which supply is very limited. 
The city has accommodated very little new office development since the 1990’s, and 
this lack of good quality supply is reported to be constraining demand. By contrast, 
the market for secondary office space has collapsed as occupiers become more 
discerning, and this has resulted in office vacancy and conversion through permitted 
development rights (PDR).

Another notable feature of Chelmsford’s office market is the increasing requirement 
amongst occupiers for flexible office premises that can be easily adapted for/by 
businesses across the size spectrum, for instance to allow scale up and business 
expansion without the need to relocate. The market for traditional, large floorplate 
office accommodation has declined in Chelmsford (as it has done elsewhere) and the 
small number of flexible co-working facilities that have come forward in the city 
(such as the Vision co-working space on Duke Street and Waterhouse Business 
Centre on Cromar Way) are reported to be fully occupied.

Chelmsford accommodates both a city centre and out-of-town office market, each 
appealing to different types of occupier. The city centre benefits from excellent rail 
connections and critical mass of amenities while out-of-town locations such as 
Springfield Business Park and Hedgerows Business Park typically offer closer 
proximity to strategic routes such as the A12 and provision of car parking.

3. Economic drivers: office property market
Chelmsford accommodates a relatively strong office market but is constrained by a 
lack of flexible Grade A office supply to meet occupier requirements

Office take-up

Market intelligence from Savills suggests that the average size of offices let in the last 
ten years is 13,000 sq.ft, although the most active size band is sub 10,000 sq.ft.

The local office market is experiencing strong rental growth as a direct consequence of 
falling levels of Grade A supply. There is a continuing lack of available stock with supply 
levels being eroded by permitted development rights. Cycle high rents have been 
achieved in Chelmsford in the last year, standing at £28.50 per sq.ft. There is an 
opportunity for developers to capitalise on the lack of available Grade A stock by 
refurbishing existing buildings. Savills expect prime rents to reach £30 per sq.ft in 2020.

Local property agents note that office demand is predominately driven by the city’s local 
business base, with some, albeit limited, demand from larger scale regional and/or 
national office occupiers. As noted above, the lack of top quality office provision in 
Chelmsford is likely to have influenced this over recent years, although there is potential 
to tap into this market to a greater degree going forward if capacity can be made 
available. 

In particular, a number of stakeholder consultees pointed to the scope to attract more 
London based office activity through a combination of Chelmsford’s competitive rail 
connectivity, relative office values/affordability and by growing an already successful 
critical mass of financial and professional business services activity within the city.

Vision Co-Working Space, 
Chelmsford
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Industrial market characteristics

Nationally, the industrial market has been the strongest performing commercial 
sector over the last few years and a shortage of stock combined with rental growth in 
many areas has combined to deliver both capital and income returns. The weakening 
of sterling since the EU Referendum vote has provided a boost to the manufacturing 
sector, although uncertainty is impacting on investment. Meanwhile, online retailing 
has continued to gather pace, with implications for retailer distribution strategy. 

This trend is reflected in Essex, and Chelmsford has a strong industrial market 
driven primarily by warehousing and logistics activity, as well as higher value 
manufacturing. Most demand is reported to come from locally based firms, seeking 
new premises for expansion and/or to upgrade. For this reason, demand tends to fall 
within a size range of up to 10,000sqft, with smaller units generally sought for 
B1c/B2 uses and larger units typically accommodating B8 occupiers. 

The scale of demand and relative values commanded by industrial stock mean that 
speculative development is financially viable in the current climate (as it is across 
much of Essex and the wider region) although local agents report that a lack of land 
supply has constrained new build industrial activity for many years. Industrial rents 
in Chelmsford are comparable with the other main industrial centres in Essex (see 
table below).

3. Economic drivers: industrial property market
Chelmsford’s industrial market is characterised by a shortage of industrial stock 
which has limited the scale of activity taking place over recent years

Industrial supply and development

The Essex Economic Commission (2016) report identified a shortage of industrial 
space across Essex, resulting in an availability/vacancy rate of just 3.3% in 2016. The 
study noted that this shortage was constraining the ability to attract more businesses 
to the county. This point was re-iterated in respect of Chelmsford by the Grow-on 
Space Feasibility Study (2016), which notes (at paragraph G.14) that:

“Chelmsford has a very limited stock of industrial properties, which drives rental 
values up. Demand for such units is very hard to gauge due to the general lack of 
such units, there are no enquiries. New commercial/industrial developments are 
primarily focused on trade counter uses as these uses usually achieve the highest 
industrial values.”

The Grow-on Space Feasibility Study indicates that there is a lack of high quality 
industrial space across Essex, with much of the grow-on space in older Grade B 
premises. The study notes that this issue of quality relates not only to the fabric of 
the buildings but also to the facilities, including digital infrastructure and parking. 

This supply position remains broadly unchanged today, with particular shortages 
identified within the smaller end of the size spectrum within industrial units up to 
4,000 sq.ft in size. 

In contrast to the Chelmsford market, new industrial development has been taking 
place elsewhere across the wider economic area more recently, most notably at the 
Skyline 120 Business Park located on the edge of Braintree on the A120 corridor just 
10 miles north of Chelmsford. This offers a flexible range of high quality industrial, 
warehousing and office accommodation and has recently added 12 ha/46,000 sqm 
of new employment floorspace to the market.

In absence of new industrial supply coming forward in Chelmsford, there is a risk 
that local occupiers and associated economic activity become increasingly displaced 
outside of the local area.

Source: Glenny Databook Q3 2019

Figure 3.7: Industrial values
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As a long term project, NECGC has the opportunity to frame a strategy that is future-
facing in terms of responding to advances in technology, research and innovation. It 
is important to understand how NECGC might be able to capitalise on particular 
sector opportunities. ‘Sector Deals’ identified through the Government’s Industrial 
Strategy may also become an increasingly important consideration. The following 
criteria have been applied to identify potential target sectors for more detailed 
consideration:

1. Potential to service growing regional, national and international 
markets, to capitalise on the potential and locational advantages of a new 
garden community and to maximise opportunities for growth.

2. Capacity to contribute to employment and Gross Value Added 
growth in order to boost the Chelmsford local economy.

3. Align with national policy and financial support, for example in terms of 
the Government’s Industrial Strategy and local manifestation through the South 
East Local Industrial Strategy.

4. Boost growth in opportunity sectors and build on existing strengths 
within the Chelmsford local economy, as identified within the Council’s 
Economic Strategy.

The above criteria are not applied with the intention of excluding other sectors with 
growth potential but are intended to help identify sectors where the employment 
strategy at NECGC might be particularly focused on attracting and growing business 
activity and improving the District’s ability to attract inward investment through 
provision of better quality employment sites and premises.   

On the basis of these criteria, the following target sectors have been identified and 
are analysed in more detail on the following pages.

1. Medical technology (med-tech);

2. Business, financial and professional services;

3. Green construction;

4. Transport and logistics;

5. Advanced manufacturing; and,

6. Information and communications / media.

In consultation with key stakeholders, these sectors were confirmed as being 
appropriate and aligning with the priorities of those that are actively involved in the 
local economy. The majority are high value sectors offering significant opportunities 
to drive economic growth and productivity at a macro, as well as local, level. 
Consultation also identified scope to consider the synergies that exist between 
sectors and the potential for advances in one area to benefit an apparently separate 
sector. These sectors are also well-aligned with those that we have already identified 
as being likely to expand in the future following Covid-19. 

Feedback from stakeholders also highlighted the need to support continued growth 
in smaller businesses, which span a wide range of sectors and have different 
employment space needs.

Selection criteria for target sectors Potential target sectors

3. Economic drivers: sector opportunities
Six key sectors are identified as having strong potential at NECGC, reflecting a 
combination of market, policy and economic drivers
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The medical technology (med-tech) sector sits within the wider life 
sciences industry alongside bio-technology. According to the 
Government’s Office for Life Sciences, in 2018 the UK medical technology 
(med-tech) sector employed c.127,400 people, including both the Core 
Med Tech sector and related Service and Supply chain businesses. The 
Department for International Trade notes that the UK has more medical 
products in development than any other country in Europe. This generates 
a turnover of £74bn and exports of £30bn.

SMEs account for c.80% of businesses and c.30% of employment in the 
UK med-tech sector.

The med-tech sector is driven by the need to deliver greater value in 
healthcare systems and by advances in science and technology. Earlier 
diagnoses, new treatments and improved patient experience are key 
objectives. Recent trends include new forms of diagnostic testing, the 
application of artificial intelligence, and the emerging fields of precision 
and regenerative medicine. Advances in nanotechnology and robotics are 
also opening up new possibilities. More generally, medicine is moving 
towards a more preventative and personalised approach, and med-tech 
has a crucial role in this.

Med-tech sector companies are often accommodated in science and 
technology parks, which, in addition to accommodating high-tech space 
and specialist laboratory facilities, enable the exchange of ideas and 
provide a focal point for service and supply companies. An attractive wider 
environment for staff is an important factor in developing a skills base. 

The med-tech sector is already established in the wider East of England 
region. In 2018, the region accounted for c.10% of all employment in the 
UK med-tech sector.

NECGC could be well placed to take advantage of growth opportunities 
provided by the sector due to its proximity to the Anglia Ruskin MedTech 
Campus, MedBIC, and the new University School of Medicine, which 
opened in September 2018. It has also been identified in the Local Plan as a 
potential location for Anglia Ruskin University’s MedBIC campus (phase 2) 
and/or the provision of grow-on space to serve those businesses that may 
have outgrown their initial incubation units.

Some key stakeholders cautioned against setting unrealistic expectations 
for the performance of the med-tech sector in Chelmsford, recognising that 
it will always “play second fiddle” to Cambridge in relation to life sciences. 
Also of relevance is the emergence of a growing med-tech cluster at nearby 
Harlow, underpinned by Public Health England’s relocation and growth at 
Harlow Science Park which now benefits from Enterprise Zone status.

Sector overview Opportunities for NECGC
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3. Economic drivers: sector opportunities
Medical technology forms part of the wider life sciences industry, which is driven 
by the need to deliver greater value and by advances in science and technology

Medical technology sector definition

The med-tech sector includes businesses involved in developing and/or producing med-tech 
products, ranging from single-use consumables such as syringes to complex hospital 
equipment and digital health. The sector also includes supply chains and the specialist service 
sector. The largest segments of the industry are digital health, in vitro diagnostics, single use 
technology and orthopaedic devices.

Within digital health, hospital information systems account for 37% (£510m) of turnover and 
36% (4,000) of employment. The e-health analytics and GP information system are the next 
largest segments. 

https://www.gov.uk/government/collections/bioscience-and-health-technology-database-annual-reports
https://www.great.gov.uk/international/content/about-uk/industries/health-and-life-sciences/
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Business, finance and professional services is a broad sector encompassing 
banking and fund management, pensions and insurance, legal and 
accounting, management consultancy, architectural and engineering 
consultancy and real estate. It is cross-cutting in nature, providing 
technical and support services for direct consumption by businesses 
operating within other sectors.

This comprises one of the largest sectors in the UK economy and is 
forecast to experience significant future growth. The City of London is one 
of a handful of financial and professional services powerhouses in the 
world, along with New York and Tokyo, and London employs nearly half of 
the total UK workforce in the sector. Whilst London is the driving force, 
there are significant wider markets, particularly in the East of England, 
which tend to serve local/regional demand rather than necessarily being of 
national/international importance.

A combination of technology, market trends and competitive forces change 
the nature of many sector activities in the future. Technology is driving 
growth in the sector by improving productivity and taking over routine 
tasks to allow employees to focus on higher value activities. While there 
are expected to be significant job losses in clerical and administrative 
positions, forecasts suggest these will be replaced with an emphasis on 
new higher-skilled occupations. Outsourcing of support services will also 
be a key market driver, as companies look to reduce costs. There are likely 
to be a continuing trends of relocations from more expensive regions such 
as London, where back office functions are currently located at a cost 
premium. This trend has already manifested in well connected and cost 
competitive locations such as Chelmsford.

The business and professional service sector is the second largest in 
Chelmsford, accounting for 11.2% of all jobs in 2020. The sector has been 
one of the main generators of jobs over the past two decades. This provides 
a good base to capitalise upon, albeit there should be an aspiration for 
representation in higher value segments within the sector. Many product 
and process innovations in the industry are generated through client 
contracts and within large firm HQs, which are typically in London; 
therefore good rail connectivity is important. The quality of the transport 
network, alongside sufficient high quality office stock and ensuring an 
appropriate housing offer is available to attract and retain professional 
talent and firms, are all essential in creating the conditions for growth. 

Key stakeholders have highlighted that NECGC offers a good location for 
the sector but that it should offer “something a bit different” to attract 
businesses away from their traditional locations in city centres, with 
different styles of office space and a mix of complementary uses. 

Sector overview Opportunities for NECGC
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3. Economic drivers: sector opportunities
Business, financial and professional services is a broad sector, and one of the 
largest and fastest growing within the UK economy

▪ Business Services: includes the provision of a range of day-to-day office administrative 
services, as well as ongoing routine business support functions for others, on a contract or 
fee basis. It includes Rental and Leasing Activities, Security Services, Office Administration 
and IT Services, and the activities of other Business Support and Membership 
Organisations. 

▪ Financial Services: includes financial service activities such as insurance, reinsurance and 
pension funding activities, and activities to support Financial Services. This subsector also 
includes the activities of holding assets, such as activities of holding companies and the 
activities of trusts and funds.

▪ Professional Services: includes specialised professional, scientific and technical activities. It 
includes the activities of legal representation, provision of advice and assistance to 
businesses and other organisations on management issues, the activities of head offices and 
management consultancy services.

Business, financial and professional service sub-sectors
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The green construction sector (also referred to as ‘eco’, ‘low-’ and ‘zero-
carbon’) describes the use of latest technologies and processes to reduce 
the environmental footprint of construction and building lifetime impacts. 
This can apply to both retrofitting of the existing building stock as well as 
design and build of new homes and commercial premises. Key 
stakeholders emphasised the links between green construction and related 
sectors, such as energy and utilities infrastructure, which will all need to 
develop to achieve Government targets.

The Government has targeted an 80% reduction in carbon dioxide 
emissions in the UK by 2050. With 45% of the UK’s total carbon emissions 
coming from buildings, building and running low carbon buildings is 
becoming a growing strategic priority. A major driver of this sector during 
the past decade has been the commitment by subsequent governments to 
achieving ‘Zero Carbon’ new homes by 2016 and new non-domestic 
buildings by 2019. Whilst the specific target was cancelled in 2015, this 
catalysed innovation in the construction sector which has seen new homes 
being built to increasingly high environmental standards, and costs falling. 

More broadly, the Construction 2025 industrial strategy sets out the vision 
for UK construction and defines the skills needed to drive change, 
including for low carbon. The UK is now competing with countries like 
Germany and Sweden to produce some of the best quality, most efficient, 
innovative and well-designed new homes in Europe. The most 
entrepreneurial companies in the industry are in the process of rethinking 
and re-engineering their business, to become enablers of high-quality, 
low-cost and low-carbon living. Industry bodies such as the UK Green 
Building Council which has over 400 members have been established to 
promote sustainability across the construction supply chain as well as 
within the planning of the built environment itself.

As a garden community, NECGC has the potential to generate significant 
and long term demand for green construction skills, which should both 
attract new investment into the area and encourage local construction firms 
to adapt and develop their expertise and products to meet this demand. The 
design, build and operation of the garden community provides the 
opportunity to implement and showcase green construction approaches. 
Stakeholders noted that there are a number of companies based in 
Chelmsford that are already involved in pioneering green construction, 
largely indirectly as a supplier or manufacturer of materials.

The scale of delivery gives critical mass to support new investment, whilst 
the phasing of development over time provides the opportunity to build 
skills and expertise. This could include on-site construction and application 
of latest technologies to establish a ‘first mover’ advantage, which could 
then be exported to other parts of the UK, thereby ensuring long-term 
opportunities for firms once the development is completed. A major 
determining factor will be access to the requisite skills base, and the 
opportunity to establish links with education and training providers. 

Sector overview Opportunities for NECGC
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3. Economic drivers: sector opportunities
Green construction is a fast-growing sector for the design and construction of 
buildings to high environmental standards to minimise energy use and waste

There are no fixed statistical definitions of the green construction sector because it forms part 
of the wider construction sector, albeit there are some overlaps with the Low Carbon and 
Environmental Goods and Services sector. 

The Construction Leadership Council defines green buildings as those designed and 
constructed to high environmental standards to minimise energy requirements, reduce water 
consumption, use materials which are resource efficient and of low environmental impact (e.g. 
low embodied energy or carbon), reduce wastage, conserve and enhance the natural 
environment, and safeguard human health and wellbeing. The construction industry has a role 
to play in consistently designing, constructing and maintaining buildings that deliver these 
outcomes, providing healthy places for people to live and work. 

Green construction definition

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/210099/bis-13-955-construction-2025-industrial-strategy.pdf
http://www.ukgbc.org/
http://www.greenconstructionboard.org/images/stories/pdfs/CLC-Sustainability_Building_Training_Guide-Web-May17.pdf
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The UK transport and logistics industry plays a vital role in the UK 
economy, not just in moving goods to and from hubs and ports but also in 
supporting industries such as construction, manufacturing and services.

Lichfields’ research, Going the Last Mile (2018), notes that the logistics 
sector has experienced significant change in recent years, becoming more 
complex and fragmented with the emergence of “last mile” distribution 
facilities. This has disrupted the traditional logistics supply chain model, 
giving rise to greater demand for premises in or near large urban markets. 

According to the Freight Transport Association (FTA) Logistics Report 
2019, the UK logistics sector experienced a sustained increase in 
employment and wages in 2018. Approximately 200,000 jobs were 
created in the sector, mainly in occupations related to storage and 
warehousing, driven by increases in online retail. However, Brexit 
uncertainty has constrained growth and has led to skills shortage issues in 
several logistics areas, particularly where there has been a reliance on 
workers from the EU.

Emerging technologies are disrupting the provision of transport services, 
including a shift in the provision of transport modes, such as autonomous 
vehicles and drones. New technology is also changing how ‘conventional’ 
transport is delivered, for example through ‘big data’ being used to track 
and trace movement of goods, improve traffic flows, transform schedule 
planning and to provide real time information to customers. 

There is also an increased focus on sustainability in the context of rising 
fuel costs, stricter regulations and focus on environmental impacts.

The transport and logistics sector is well-established in Chelmsford and 
Essex and is identified as an opportunity sector by the Essex Economic 
Commission. Chelmsford’s location at the heart of Essex, with its access to 
airports (Stansted, Southend, Luton and Heathrow), ports (Harwich, 
London Gateway and the Port of Tilbury) and the city of London, means it 
is well-placed to support continued growth in the transport and logistics 
sector. One stakeholder noted that online retail demand in Chelmsford is 
particularly strong. Hence, there are opportunities to support the 
distribution sector, whilst also strengthening links to city centre retail. 

NECGC is located in proximity to the A12 and A131, which are key transport 
routes in the District and will benefit from the new link road to enhance 
strategic access to the A120 and M11. The proposed new railway station at 
Beaulieu will also link the development to the Great Eastern Mainline 
Corridor (Brentwood-Chelmsford-Colchester).

Sector overview Opportunities for NECGC
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3. Economic drivers: sector opportunities
Transport and logistics plays a vital role in the UK economy; the sector is subject to 
change from new technology and an increased focus on sustainability

Transport and logistics sub-sectors

• Air freight: The movement and supply of goods by air making up part of the international 
trade networks. This sub-sector accounts for a quarter of the value of all goods that are 
transported in the UK.

• Postal services: Transport and delivery of letters and parcels – second largest sub-sector.
• Road haulage: The distribution, movement and supply of goods by road - the third largest 

sub-sector.
• Courier services: Collection and delivery of packages, documents and messages.
• Freight forwarding: Organising the movement of goods around the UK and between 

countries.
• Storage and warehousing: Operating warehousing and storage facilities for general 

merchandise, refrigerated goods, and other warehouse products. 
• Wholesale: Selling merchandise to retailers, industrial, commercial, institutional, farm, 

construction contractors, or professional business users, or to other wholesalers, or acting 
as agents or brokers in buying or selling merchandise.

https://lichfields.uk/media/4538/going-the-last-mile-planning-for-last-mile-logistics.pdf
https://www.santandercb.co.uk/factsheet/fta-logistics-report-2019.pdf
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The UK’s manufacturing sector has undergone a huge transformation over 
recent decades as the global economy has been remodelled by the rapid 
rise of emerging economies across the world. The sector has seen the 
closure of many large firms and a shift towards smaller SME and micro 
size firms. An increasingly globalised supply chain and rapid technological 
advancements has led to significant competition from low-cost producers 
in the last 30 years. This has required UK-based manufacturers to focus on 
their strengths and taking a more strategic view of their supply chains.

Companies have restructured their operations towards a much greater 
emphasis on product quality, knowledge, customer collaboration and 
brand. In many cases this has required a focus on specific areas of the 
value chain in which companies hold a competitive advantage. The sector’s 
capital intensive nature, international outlook and innovative focus means 
it has the potential to be a major driver of future economic activity. Deeper 
automation together with new technologies including new composites, 
nanotechnologies, 3D printing, sensor technologies, and robotics are 
acting as a catalyst for the creation of new products, processes and 
services.

The UK government clearly recognises the importance of manufacturing to 
its goal of rebalancing the economy. The Government’s Foresight Future of 
Manufacturing report reported that manufacturing contributed 10% of 
GDP in 2012 and has grown in productivity faster than the UK as a whole. 
Manufacturing businesses are more likely to engage in R&D and are more 
likely to innovate than other sectors, leading to future growth. The sector 
is responsible for over half (53%) of all UK exports. 

Chelmsford already has an established manufacturing sector, with a focus 
on communications, based on its historical link with Marconi. Teledyne e2V 
is an important employer in the area, as well as British Aerospace. The 
sector has declined over recent years, following broader national trends but 
not to the same degree. Key drivers shaping the performance of the sector 
include enabling technologies, adapting to low carbon solutions and 
translating innovation into growth. The Essex Employment and Skills 
Board indicates there is a need to attract skilled workers in this area.

There is a general shortage of industrial premises in Chelmsford, 
particularly high quality premises. Demand is also likely to increase as a 
result of industrial activities being displaced from more constrained and 
expensive locations such as Greater London, whilst the draft London Plan 
envisages substitution of industrial uses to areas outside of the capital. 

NECGC is well positioned to develop Chelmsford’s advanced manufacturing 
sector. Fiscal incentives could be provided such as business rates relief to 
attract occupiers in what is a competitive market. Availability of a sufficient 
skills base is also likely to be a pre-requisite and will require links to be 
established with education and training providers.

Sector overview
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3. Economic drivers: sector opportunities
Advanced manufacturing includes high-research intensive subsectors such as 
pharmaceuticals, computer and electrical equipment, and engineering activities

20. Manufacture of chemicals and chemical products; 21. Manufacture of basic pharmaceutical 
products and pharmaceutical preparations; 26. Manufacture of computer, electronic and 
optical products; 27. Manufacture of electrical equipment (electronics); 28. Manufacture of 
machinery and equipment not elsewhere classified (automotive); 29. Manufacture of motor 
vehicles, trailers and semi-trailers (automotive); 30. Manufacture of other transport 
equipment (aerospace etc.); 33. Repair and installation of machinery and equipment; 325. 
Manufacture of medical and dental instruments and supplies; 7112. Engineering activities and 
related technical consultancy. 

Advanced manufacturing SIC codes

Opportunities for NECGC

https://hvm.catapult.org.uk/wp-content/uploads/2015/08/foresight-report.pdf
http://lichfields.uk/media/3899/industrial-evolution-insight_feb-2018.pdf
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The creative, digital and media sectors are high-value and knowledge-
intensive, and they employ highly-skilled people. They also play a critical 
role in driving forward economic growth in a wide range of other 
industries, such as advanced manufacturing. The sectors are characterised 
by wealth and job creation through the generation and exploitation of 
intellectual property. 

One of the key features of the digital sub-sector is its ability to disrupt 
traditional business models and to be a catalyst for accelerating business 
growth across other sectors of the economy. For example, new 
applications for digital technologies include health, business services, 
financial services and advanced manufacturing, which provide significant 
opportunities for existing and future entrepreneurs. 

InnovateUK identified a convergence of different media platforms, the 
capturing and managing of value transactions and new approaches to data 
as factors which will significantly affect the sector at a global and UK-wide 
scale.

All of these trends make digital industries one of the fastest growing 
sectors in the global economy. For the media industry, increasing demand 
for content in gaming, film, TV and advertising will lead to increased 
opportunities for creative production including film, drama and music.

Creative and digital sectors are built upon the talent and innovation of 
their workforce, and many companies involved in the development of 
creative content and new forms of media place an emphasis on a young 
and high-skilled workforce. 

The creative, digital and media sectors account for 6% of employment in 
Chelmsford in 2020 and are forecast to grow by 12.6% by 2045. 

To sustain the sector, Chelmsford needs to continue to attract highly mobile 
and sought after young workers and entrepreneurs, in the face of 
competition from London and some other UK cities. This target market is 
influenced by the quality of place and the combination of employment 
opportunities and lifestyle offer. 

NECGC could make a significant contribution by combining a high quality 
location and high-specification broadband connectivity. Flexible business 
accommodation, with well-designed shared space to promote idea sharing 
and collaboration, will prove attractive to creative and digital businesses. 
NECGC could also provide follow-on accommodation for creative and 
digital businesses with good connectivity to London. This could help retain 
and grow existing businesses, and support supply chain development.

Stakeholders suggest that growth within these sectors is likely to be 
organic, but could be influenced and catalysed by burgeoning policy 
initiatives such as the Thames Estuary Production Corridor.

Sector overview
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3. Economic drivers: sector opportunities
Creative, digital and media sectors are characterised by wealth and job creation 
through the generation and exploitation of intellectual property

▪ Information and digital industries: Communications Equipment, Communications 
Services, Computing and Peripherals, Film/TV Broadcasting, ICT Equipment, Information 
Processing, Multimedia Communications, Multimedia Publishing, Multimedia Services, 
Software, Systems Integration, and Vision and Sound Equipment.

▪ Media: Printing and Publishing, Film and Television Broadcasting, Advertising and 
Marketing, Creative Arts & Entertainment, Architectural Design, and Photography.

Creative, media and digital sub-sectors

Opportunities for NECGC

https://connect.innovateuk.org/documents/3220887/3676376/Creative Industries Strategy 2013-2016?version=1.0
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3. Economic drivers: sector opportunities scorecard 
The identified sectors bring together those already well established in the local 
area with others less well established locally but growing nationally

Growth sector Potential to 
serve growing 

markets

Capacity to
contribute to 
employment 

and GVA

Alignment 
with Govt. 
policy and 

funding

Builds on 
existing 

Chelmsford 
strengths

Medical 
technology

Business, 
finance and 
professional

Green
construction

Transport and 
logistics

Advanced 
manufacturing

Creative, 
digital and 
media

Source: Lichfields analysis
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The economic potential and function of NECGC will, to varying degrees, reflect the 
interface between a number of economic drivers as considered in this section. It is 
important to note that other factors will also be relevant, and also that the economic 
role of NECGC will develop over time as the garden community is built out and 
becomes established.

In this context, the key pointers from the preceding analysis in this section can be 
summarised as follows:

Synthesis

3. Economic drivers: synthesis
The economic potential and function of NECGC will reflect the interface between a 
number of economic drivers as set out in this section

1

2

Access to employment opportunities as part of the overall sustainability mix 
was a feature of the original garden cities and successive generations of new 
towns. These typically reflected jobs generated to support the functioning of 
the settlement, but also the ambition to attract and grow new industries. 
The implication is that the economic strategy for NECGC will reflect a 
number of indigenous and exogenous factors, that both serve the 
consumption needs of the settlement as well as value-generating uses that 
serve wider markets. Evidence from existing garden towns and new 
settlements is that they focus on achieving a higher quality type of 
employment development, but with range and flexibility of uses.

The Chelmsford economy has grown relatively strongly during the past two 
decades, mainly in service sectors. The District has a sizeable and varied 
business base, with a high proportion of microbusinesses and strong rates of 
business survival. Almost half of all residents commuted outside of the 
District for work, with 20% working in London. The District’s economic 
performance and ability to diversify has been constrained to some extent by 
the lack of high quality office and industrial premises. This is clearly a 
market gap that NECGC can aim to respond to, and in doing so, help the 
District better compete with other parts of the East of England region in 
terms of attracting investment. 

3 A range of high-value, high growth sectors have been identified as having 
potential at NECGC. These sectors are growing nationally, some have support 
in the form of government policy and funding, and in some cases benefit from 
existing representation in Chelmsford. In addition, some respond to the 
particular credentials offered by the guiding principles of creating a garden 
community at NECGC. These could provide a range of potential employment 
and business opportunities, but some will require specific investments or 
interventions as part of the strategy if these are to be realised.  They are not 
mutually exclusive and several could cluster together.

Taken overall, NECGC provides an opportunity to help deliver a step-change 
within the economic growth trajectory of Chelmsford District. To maximise the 
opportunities, the role must combine both local functions that support the 
garden community itself but also delivery of a more strategic employment 
offer. The profile and ethos of the garden community will act as a key attractor 
to investment in some sectors. A strategy which seeks a blend of employment 
opportunities that responds to the evolution and growth of North East 
Chelmsford is likely to be most effective. This means a focus on economic 
outcomes must underpin the design and construction of NECGC alongside a 
longer-term perspective on the types of jobs that can be created for both new 
and existing residents.

4
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The previous section identified a range of 
potential growth sectors that could be 
targeted to support employment growth at 
NECGC. Alongside this, property market 
feedback indicates that Chelmsford requires 
high quality and accessible strategic 
employment land to diversify its portfolio and 
provide capacity for the next stage of the 
District's growth. These factors are critical if 
NECGC is to develop a competitive advantage 
over other locations and in order to provide 
the boost to the District economy advocated 
by Council plans and strategies.

In order to bridge the gap between demand 
and supply, it will be essential that the right 
type of site and business accommodation is 
made available to the market. The table to the 
right summarises how these growth sector 
requirements might translate into specific 
types of employment site requirements.

The types of premises required could 
potentially vary significantly. However, there 
are certain typologies of sites and premises 
with a specific scale, form and environment, 
which can accommodate many of the needs of 
these sectors. These include an 
office/business park, industrial/advanced 
manufacturing park, mixed employment area 
and flexible workspace hubs, explored in 
more detail on the following pages.

Growth sector Sector needs Indicative space 
requirements

Site/premises 
typology

Medical technology Skilled workers
Links to hospitals and R&D 
centres

High tech workshops, high 
specification B1/B2 units 
and flexible workhubs

• Office/science park
• Mixed employment areas
• Flexible workspace hubs

Green construction Reasonable links to R&D 
centres/ institutions
Availability of skilled 
engineering labour
Proximity to suppliers

Range of premises - from 
offices to B2/B8 units with 
large sites and ancillary 
office accommodation

• Industrial/advanced
manufacturing park

• Mixed employment area

Business, financial and 
professional services

Access to clients/markets
Availability of skilled 
labour
High quality transport links 
and telecommunications
Quality of life/housing offer

High quality office space at 
range of unit / floorspace 
sizes, including large 
footplates

• Office/business park
• Mixed employment area
• Flexible workspace hubs

Transport and logistics Excellent transport 
connections
Proximity to suppliers

Primarily B8 units with 
large sites and ancillary 
office accommodation

• Industrial park
• Mixed employment area

Advanced manufacturing Workshops for research 
and design
Testing facilities 

Wide range of premises –
from small industrial 
flexible units to high 
specification B1/B2 units 
with high office content

• Industrial/advanced
manufacturing park

• Mixed employment area

Creative, digital and media Skilled workers
Fast links to London 
Fast broadband access
Quality of life/image of 
location/housing offer

Wide range of premises –
high quality offices to 
small-scale studios, 
industrial and incubator 
units

• Office/business park
• Mixed employment area
• Flexible workspace hubs

Site/premises typologies

4. Spatial considerations: site typologies (1)
A number of different site/premises typologies can be identified to reflect the 
growth sectors that could be accommodated at NECGC

Source: Lichfields analysis
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An advanced manufacturing/industrial park provides space for next-generation 
manufacturing technologies, combining advancements in data and analytics, 
robotics and automation, and production methods such 3-D and 4-D 
printing. Compared to a ‘traditional’ industrial estate, this type of site contains 
specialised facilities providing advanced manufacturing companies access to 
industrial expertise, cutting-edge machines and equipment. This helps to provide an 
innovative eco-system to attract leading companies, new start-ups and potentially 
access to higher-education or research and development. An example building is the 
Factory 2050 in Sheffield which has been designed to be easily reconfigured to allow 
rapid switching in production between multiple high-value components and one-off 
parts for customers from a wide range of sectors.

Changes in working patterns and lifestyle choices are driving rapid growth in city 
centres.  This has presented challenges to the out-of-town business park model 
defined in the 1980s and 1990s. However, business parks remain attractive to many 
businesses, and constrained urban locations do not suit all occupiers. They offer 
large, flexible floor plates, lower average occupancy costs and also provide much 
needed space where there is limited scope to expand in more central locations. 
Considerations for next-generation business parks (such as Chiswick Park) include a 
coherent master plan that integrates sustainability; the scale to provide a viable and 
diverse offer; complementarity to nearby urban centres; strong transport links or 
adequate car parking; high build quality and the provision of ‘hub’ amenities and 
attractive surrounding environment for staff wellbeing.

Source: University of SheffieldSource: Chiswick Park Ltd

4. Spatial considerations: site typologies (2)
The site/premises typologies give an indication of the type of space that could be 
provided to attract and accommodate growth sector opportunities at NECGC

Chiswick Park, London Factory 2050, Advanced Manufacturing Research Centre, Sheffield

Advanced manufacturing industrial parkOffice/business park

http://www.amrc.co.uk/facilities/factory-2050


North East Chelmsford Garden Community Employment Study 44

A hybrid/mixed employment area blends together office and industrial uses as part 
of coherent overall design strategy. This reflects that many businesses increasingly 
require hybrid buildings, which combine office, production and storage facilities in 
one location. In particular, there may be requirements for bespoke design and build 
opportunities by individual firms seeking to consolidate their operations to one 
location. The range of activities and their different scales necessitates integrated 
sites with good design and ongoing management. This type of site might include 
elements of the other typologies considered here. A recent example of this approach 
was adopted at Crossways Business Park in Dartford which juxtaposes a range of 
different employment uses within a landscaped setting with shared access to central 
amenities. The site is located on the M25 at Junction 1a.

Flexible offices and co-working space has been one of the fastest growing segments 
of the property market during the past decade and projections indicate that it has 
considerable future growth potential as working patterns change. Driven in part by 
the growth in the contingent workforce and start-ups, co-working has become a 
flexible alternative to taking conventional office space. In many co-working spaces, 
there are forms of open collaboration between individuals from different 
organisations but with complimentary skill sets. Workspace operators are also using 
co-working to describe more conventional private office space with breakout areas 
for occupiers to meet, and work more flexibly. Access to workspace hubs of this type 
are also appealing to those working remotely or from home because it gives flexible 
access to a dedicated working environment.

Source: Crossways Dartford Source: WeWork

4. Spatial considerations: site typologies (3)
The site/premises typologies give an indication of the type of space that could be 
provided to attract and accommodate growth sector opportunities at NECGC

WeWork co-working office spaceCrossways Business Park, Dartford

Hybrid/mixed employment area Workspace hubs
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4. Spatial considerations: masterplan principles (1)
The emerging masterplan should reflect the current planning status of employment 
proposals and seek to maximise the profile and accessibility of new facilities

As noted at the outset of this report, employment development and growth within 
NECGC should include and integrate the existing outline planning permission for a 
mixed use development comprising up to 62,300sqm floorspace at Beaulieu and 
Channels. This development, which is identified in Strategic Policy S7 of the 
Chelmsford Local Plan comprises the business park at Beaulieu Exchange, mixed use 
development at Beaulieu Hub, and a neighbourhood centre at Beaulieu Square. The 
current status and future prospects for each are considered below.

Beaulieu Exchange

As part of the wider NECGC, planning permission has been granted for the 
development of the Greater Beaulieu Business Park known as Beaulieu Exchange, 
which is expected to provide 40,000 sqm of new commercial space falling within the 
B1 use class (excluding B2 and B8) and is forecast to create over 3,300 jobs. 

The proposals for Beaulieu Exchange, which are being led by developer Countryside, 
reflect a traditional business park concept to be located to the east of the proposed 
new Beaulieu Station. An indicative masterplan was prepared back in 2008 to 
support the outline planning application (as shown to the right) incorporating 10 
standalone 2/3 storey office (B1) units, 6 smaller 2 storey B1 units and a terrace of 
small B1c units to the west of the site area. Market analysis and testing prepared by 
Savills at the time concluded that:

1. A major new office development at Beaulieu Park would assist in retaining 
indigenous growth businesses, as well as accommodating inward investors.

2. The planned office scheme at Greater Beaulieu Park had the opportunity to be 
the 4th best office park in the UK - reflecting many of the key criteria driving 
tenant demand over the next decade including public transport accessibility, 
high quality space, mix of uses, and cost savings to central London.

3. Towards the end of the decade office rents in the City and West End of London 
were expected to have risen so high that businesses are once again considering 
relocating their back office functions to cheaper locations. If it has suitable 
office stock then Chelmsford has the opportunity to satisfy this demand.

4. As part of a larger B1(a) scheme at Greater Beaulieu Park, it is probable that 
there will be demand from indigenous businesses for small B1(c) units.

Feedback from Countryside indicates that progress in bringing forward the Beaulieu 
Exchange development has stalled in response to uncertainty regarding funding and 
delivery of Beaulieu Station which represents critical infrastructure to open up 
accessibility to the site. Following recent award of Housing Infrastructure Funding 
for the station and North East Bypass, Countryside have instigated an update and 
refresh of the concept and masterplan for Beaulieu Exchange; this was due to be 
completed by the end of 2020 although progress has been slightly delayed due to 
Covid-19. This is being accompanied by construction of a relief road and bridge over 
the railway line to provide road access to the site.

At this stage, Countryside envisage a delivery strategy based upon pre-let 
agreements and design and build opportunities, with no prospect for speculative 
building in the short term climate/market. Phasing assumptions are currently being 
updated, although a build out period of approximately 5 to 7 years is anticipated.

Source: Countryside Properties

Figure 4.1:  Beaulieu Exchange Indicative Masterplan (2008)
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4. Spatial considerations: masterplan principles (2)
The emerging masterplan should reflect the current planning status of employment 
proposals and seek to maximise the profile and accessibility of new facilities

Beaulieu Hub

The outline planning permission detailed on the previous page in respect of Beaulieu 
Exchange also incorporates a mixed use area, known as Beaulieu Hub, adjacent to 
the new Beaulieu railway station. 

The quantum of employment space that is to be provided at Beaulieu Hub is 
dependent on the completion of the new railway station and major highways 
infrastructure, so represents a longer term development than Beaulieu Exchange 
(which could start to be built out ahead of the station completing/opening). The 
Environmental Statement that was submitted as part of the outline planning 
application considered a scenario with the railway station and one without its 
development, as summarized below:

Reflecting the scale of infrastructure required to unlock this site, development 
densities are likely to be high and the range of uses currently envisaged include 
residential, leisure, retail, healthcare and a hotel as well as employment uses. 

Masterplanning work is currently underway by Countryside and is anticipated to 
include some small scale office use to appeal to occupiers seeking proximity to the 
new railway station. There could be scope for this to include some flexible co-
working space although this may require some financial assistance to overcome 
viability challenges associated with this model of development.

Beaulieu Square

Commercial development has been provided in a new Neighbourhood Centre 
Beaulieu Square. This provides a variety of amenities including a new Sainsburys’ 
Local, shops and health services, day nursery, education centre and Beaulieu 
Community Centre. These uses occupy a total of 4,100sqm floospace. A new all-
through school has been open since 2019 and the Chelmsford North East Bypass and 
the new Radial Distributor Road are both under construction.

Source: Countryside Properties (image from www.beaulieu.uk.com) 

Figure 4.2:  Beaulieu SquareUse Floorspace with 
railway station (sqm)

Floorspace without 
railway station (sqm)

Retail (A1-A5) 3,000 1,500

Employment (B1) 9,000 4,000

Hotel (C1) 3,700     (150 beds) 2,500     (100 beds)

Day Nursery (D1) 500 500

Leisure (D2) 2,000 2,000

Total 18,200 10,500

http://www.beaulieu.uk.com/
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4. Spatial considerations: masterplan principles (3)
The emerging masterplan should reflect the need to distribute employment space 
across NECGC but with a focus on creating key nodes with critical mass

Innovation Hub

To complement employment development at Beaulieu Exchange and Beaulieu Hub, 
the Local Plan has also allocated land for a 45,000sqm office/high tech Innovation 
Hub at the north west corner of the Garden Community. This site, which is adjacent 
to the existing Park & Ride facility could support an additional 2,100 jobs. Whilst 
this allocation is less well defined and progressed than the proposals for Beaulieu 
Exchange and Beaulieu Hub, aspirations for this site have included proposals for a 
med-tech campus, linked to a series of med-tech cluster proposals across 
Chelmsford, Harlow and Southend. This is also reflected within the draft Local Plan 
which refers to the potential for the site to provide a location for Anglia Ruskin 
University’s MedBIC campus (phase 2).

We recommend that further consideration is given to the sector mix that could be 
targeted and the location of this development. 

Sector mix

Whilst we consider the principle of an office/high tech employment development to 
be appropriate for this allocation, we would not recommend solely targeting the 
med-tech sector, in the manner that was proposed in the 2012 ARU MedTech 
Campus Viability Report. Such a narrow focus would create significant risks and 
experience from elsewhere suggests that prospects of a med-tech campus coming 
forward would be highly dependent on securing an anchor tenant that could support 
the establishment of critical mass and a supporting innovation ecosystem. Given the 
strength of this sector in the wider Cambridge area and, increasingly also in Harlow, 
our analysis has not identified any immediate opportunities to progress a med-tech 
campus style proposition at NECGC. 

However, Chelmsford does have representation in the med-tech service and supply 
chain sub-sector and opportunities to accommodate further growth of this sector 
should be supported within the garden community where possible. Furthermore, the 
Covid-19 pandemic has strengthened the growth prospects for this sector and this 
might create some potential for development to accommodate this type of activity. 

In order to minimise the risk associated with a reliance on a life-science / med-tech 
dominated development, we recommend that the focus at this stage should be on 
research and development within part of the Innovation Hub.  This could 
incorporate the R&D element of advanced manufacturing and IT / communications 
as well as med-tech.

An Innovation Hub could also support a number of the other key growth sectors 
identified as part of this study, including creative, digital and media, and business 
and professional services. 

Type of accommodation

The Innovation Hub would need to be clearly distinguished from the employment 
offer at Beaulieu Exchange (primarily lower density office) and Beaulieu Hub 
(primarily higher density offices), to ensure the respective employment areas are not 
unduly competing with each other for occupiers. In practice this would support a 
more mixed use proposition at the Innovation Hub allocation that provides 
opportunities for production based businesses (for instance operating within high 
tech manufacturing/engineering and creative sectors) as well as those seeking a 
more hybrid accommodation offer with space to grow and expand. In phasing terms, 
development of the Innovation Hub allocation is likely to come forward at a later 
phase of NECGC delivery, to complement the earlier phases of activity at Beaulieu 
Exchange and Beaulieu Hub. 

We therefore recommend that the employment development allocation at the north 
west of NECGC is notably more flexible in its offer, incorporating a mix of B1 
floorspace including some ‘hybrid’ provision that potentially incorporates high 
quality industrial uses. This should be provided in units of various sizes and levels of 
flexibility so that businesses can “grow” into new premises as they expand without 
being subject either to lengthy lease periods or a lack of larger units. 
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4. Spatial considerations: masterplan principles (4)
The Innovation Hub could be divided between two locations at the North East of 
the Garden Community in order to maximise the economic potential of the space

Location

There is obvious merit in locating some employment floorspace alongside the Park 
and Ride site which is served by the A130 (Essex Regiment Way). In addition, we 
consider that the proposed North East Chelmsford Bypass could also be used to 
unlock high profile land for employment development. This would benefit from 
excellent accessibility to the City Centre and further afield and could help to fulfil the 
economic aspiration for Chelmsford as a key driver of the rapidly expanding Essex 
economy. The Innovation Hub that is proposed for the north western corner of the 
site could be split into two developments to take advantage of the benefits offered by 
each part of the site.

Quantum and distribution of accommodation

The Local Plan proposes 45,000sqm employment floorspace within the Innovation 
Hub. Assuming a typical plot ratio of 0.4 (i.e. 1ha required to accommodate 
4,000sqm floorspace), this would necessitate a site of 11.25ha.

The employment density for a number of the proposed uses (creative/digital media, 
IT/communications and professional services) is broadly similar at c.13sqm/worker. 
However, density of R&D space is significantly lower at 61sqm/worker. These 
densities will have an impact on the type of accommodation that is required to serve 
the different uses.

In line with our recommendation to split the Innovation Hub into two parts, we 
would also suggest concentrating the R&D activities in a single hub, with the 
remaining uses to be combined into the second hub. We propose that both hubs 
should be of an equal size (22,500sqm, requiring 5.6ha land).  This approach would:

1. Concentrate the higher density uses that require office/workspace hub 
accommodation to be provided in a single location;

2. Provide for flexibility in the provision of space for different uses that require 
similar types of employment space;

3. Help to create a critical mass for R&D activity through the creation of 
appropriate accommodation and concentration of employment; and,

4. Provide sufficient space for multiple companies to locate within each hub, 
thereby allowing for the benefits that arise from the clustering of similar 
activities. 

We estimate that the R&D hub could employ approximately 370 people whilst the IT 
/ media / professional hub could employ 1,730 people. In light of this, we 
recommend locating the office/workspace hub accommodation alongside the Park & 
Ride facility, with the R&D facilities to be located within the Link Road Hub. This 
approach would ensure that the higher number of workers located within the IT / 
media / professional hub could take advantage of the public transport services that 
are available within the Park & Ride hub. By concentrating employment in this 
location, it could be possible to maximise the capacity of bus services on their 
reverse routes when they would otherwise be less busy (i.e. to the Park & Ride site in 
the morning and away from the site in the evening). It might also be possible to 
secure bus route services between the Park & Ride facility and the new Beaulieu 
railway station. This location will also benefit from a high profile that will be 
important in attracting future occupiers.

The new Link Road will provide excellent accessibility to the wider area, including 
the A120 and M11 corridors. This will therefore enable the new R&D facilities to 
become integrated with the wider knowledge economy of the East of England.

We recognise that the land adjacent to the new bypass is identified as being 
“deliverable later” but consider that this would be beneficial in ensuring that there is 
adequate time for the earlier phases of employment development to be brought 
forward and to become established, and for demand to expand for additional 
employment floorspace. It would also allow for monitoring of the future expansion 
of the med-tech sector in the aftermath of Covid-19 in order to ascertain whether 
there is likely to be potential for this sector to be attracted to NECGC.
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4. Spatial considerations: masterplan principles (5)
Employment provision needs to be structured within the masterplan to reflect the 
different types of space to be provided and their respective locational drivers

Distribution of Development 

Based on our analysis and reflecting feedback from stakeholders, we suggest that 
employment space distribution at NECGC adopts the following principles:

1. Nodes with critical mass:

• North West innovation hub – easily accessible, particularly from the north;

• Link road hub – further opportunity for cluster with excellent strategic road 
access to the wider region; and,

• Southern fringe/railway hub – access to city centre, ARU and London.

2. Provision for transport/distribution sector at accessible sites at the periphery.

3. Focus on growth in SMEs and micro businesses, including within the local 
centre, offering co-working premises and also providing live-work units.

• It is understood that three neighbourhood centres are proposed at NECGC. 
An element of employment floorspace should be provided within each of 
these. It is anticipated that this would principally comprise office space (Use 
Class A2 or B1a) or small-scale workspace hubs (Use Class B1a/b). 

• We anticipate that each neighbourhood centre should contain approximately 
1,500sqm floorspace which would comprise a range of retail, leisure and 
commercial floorspace. Of this total between 250sqm and 500sqm 
employment space should be provided within each neighbourhood centre.  

• In providing the employment facilities within the neighbourhood centres, the 
priority should be to ensure the quality of provision and the potential to 
support small-scale businesses in a network of thriving and sustainable 
places.

This is summarised in broad spatial terms to the right, reflecting existing allocations 
and planning permissions for Beaulieu Exchange and Beaulieu Hub as well as 
potential spatial options for accommodating a broader mix of employment uses 
across one or two clusters to the north west and north east of the NECGC site.

Source: Lichfields

Figure 4.3:  Spatial options for employment development at NECGC
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5. Delivery strategy: overview
This section considers a potential delivery strategy for bringing forward the 
proposed employment floorspace, focusing on practical choices and options

Drawing on the various strands of analysis presented above, this section considers 
the most appropriate strategy for bringing forward the proposed employment 
floorspace to market and ensuring sustainable levels of occupancy. It focuses on:

1. A series of urban design and place making principles that could be used to 
shape a distinctive employment offer at NECGC;

2. How flexibility could be built into the design and delivery to ensure that the 
employment provision can respond to changing business and occupier needs;

3. The supporting infrastructure that is likely to be needed to support a well 
functioning and thriving business environment on site;

4. Potential delivery and operational options for new employment floorspace in 
this location, including site build-out and investment models; and

5. Phasing and timing of delivery, linked to the overall timescales for delivery of 
the garden community and taking account of other nearby proposals for 
employment provision over the coming years.

This analysis is based on discussions with those involved in the property market in 
Chelmsford as well as a review of critical success factors from similar employment 
schemes elsewhere, considered in the context of Chelmsford’s unique economic base 
and USPs. It draws on the masterplanning principles that are set out in the 
preceding section in respect of the quantum and distribution of employment space 
within NECGC and considers how this might most efficiently and effectively be 
delivered. 

Commercial delivery strategy

Delivery 
strategy

1 

Place making 
and design

2 

Flexibility

3 

Supporting 
infrastructure

4 

Delivery 
model

5 
Phasing
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5. Delivery strategy: place making and urban design
Lessons from elsewhere provide a series of design and place making principles that 
could be used to shape a distinctive employment offer at NECGC

High quality design is central to the overall strategy for NECGC. A number of key 
considerations are presented below for the employment development in the context 
of ‘place-making’ and urban design, in order to strengthen the various connections 
between people and the places they share. This relates to core elements that will 
maximise the prospect for success, drawing on an appreciation of what has worked 
well elsewhere:

i. Inclusion of a vibrant central amenities hub to provide a focus within 
the site for networking and to provide for the needs of workers, for example 
meeting space, café, crèche, electric car charging points etc. The spatial 
strategy for employment provision at NECGC may generate a requirement for 
more than one central amenities hub within the overall garden community, to 
serve different business communities.

ii. Creating a sense of place through attention to amenities such as walking 
paths, cycle paths and green spaces as well as the provision of public spaces –
to help ‘humanise’ the employment part of the site. Creating a sense of place 
will be important from the out-set to allow the garden community to develop 
its own identity.

iii. Maximising the connectivity between the employment development and 
the rest of the garden community, as well as other parts of the City and beyond. 
This will help embed the new development within the existing physical and 
economic fabric of the City and help foster business linkages and supply 
chains.

Incorporating these design elements will not only help to maximise the market 
appeal of the proposed employment floorspace at NECGC, but also create a premium 
environment to support higher values and, in turn, improved viability of commercial 
development. They align well with the various overarching Garden Village principles 
that are being used to inform the design of NECGC (see right).

Overarching principles

Source: North East Chelmsford Garden Village, Draft Development Framework (2018)

Figure 5.1: Overarching Garden Village Principles for NECGC
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5. Delivery strategy: flexibility
As a longer term opportunity, a flexible approach to designing and delivering new 
employment floorspace at NECGC will be critical

Planning for employment space is not an exact science, and business and market 
needs can change quickly and evolve over time. Given its scale and the likely 
timescale for delivery, a key consideration for the NECGC masterplan must therefore 
be to allow flexibility in a number of respects:

• Change over time – the economic role of, and market demand for, 
employment space will evolve over time. Occupiers will be attracted as the 
location becomes more established with a wider range of services and amenities, 
but also as new businesses start and scale-up. It will be important that a ‘ladder’ 
of premises of different sizes and price points is established to allow businesses 
to expand and be retained within the site. The provision of grow-on space is 
particularly significant in this regard, and the lack of such facilities is recognised
as a shortcoming in the existing employment stock in Chelmsford.

• Change between uses – at a macro level, there is increasing demand for 
hybrid spaces that combine different floorspace types and allow for adaptability 
to change. This means not being overly prescriptive in respect of individual B-
classes in both design and planning policy terms. 

• Choice of premises – the combination of serviced plots and competed 
buildings (of different sizes and for lease or purchase) will ensure that the needs 
of a wide range of potential occupiers can be accommodated and organisations
can be supported and retained in this location as they expand.

• Accommodate temporary uses – given the likely long term phasing 
associated with construction of NECGC, there will be a need to accommodate 
temporary uses both relating to construction and other business activities over 
this period.

The degree of flexibility will need to have regard to potential governance and 
operational arrangements for the employment facility once complete, in particular 
the structures set up for strategic and operational decision making as the 
development grows and evolves.

Responding to changing requirements

Granta Park is located south east of Cambridge and is home to 30 organisations that 
employ a total of 3,700 people in premises that accommodate between 2 to over 400 
people. The range of existing business premises options include office space, 
R&D/laboratory space and hybrid options.  The site is owned and managed by 
BioMed Realty and TWI who take a flexible approach to both meet a company’s 
immediate needs and build in options for future growth. Terms begin from just one 
month through to whatever length of term an occupier requires. A dedicated on-site 
team works with current occupiers to support networking and collaboration, as well 
as management of the Park.

Granta Park has both outline and reserved matters consent on a number of 
adjoining sites, which gives companies a choice of locations for their new building 
within the 200 acre estate. There are building designs of different sizes ready for 
implementation, or a building can be designed bespoke to meet a company’s specific 
requirements. This model provides flexibility to all businesses upon first occupation 
and as they expand.

Case study: Granta Park, Cambridgeshire

Source: UKSPA
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5. Delivery strategy: supporting infrastructure (1)
A mix of commercial premises types will be needed to support a self sustaining 
business ecosystem on site

The new employment space at NECGC should be structured around different 
business and occupier needs in order to support a self-sufficient and high-
performing business ecosystem, whilst supporting occupier flexibility. A summary 
of typical features, characteristics and built form that would support a vibrant 
business environment is shown to the right. A balance will need to be struck 
between single use, large floorplate premises, smaller scale spaces for start-up and 
growing businesses, and communal spaces for networking, business support, 
mentoring and fostering a sense of community. Account should also be taken of 
different sector preferences in relation to types and styles of premises, e.g. 
professional services in more traditional office parks and ICT/media companies in 
more casual spaces.

Given that the business demographic in Chelmsford is becoming younger, more 
entrepreneurial, there is currently a high level of demand for employment space for 
businesses of up to 10 employees. Hence, stakeholders have highlighted a need for 
short leases, flexible terms and smaller spaces. However, there is also demand 
from larger international companies looking for a secondary location outside of 
London. The flexible lease approach employed at Granta Park might provide a 
model to replicate in order to maximise the attractiveness of NECGC.

The early delivery of small scale shared workspace to cater for SMEs and start-ups, 
together with grow-on space to retain businesses that have outgrown their 
incubator facilities may help to catalyse the wider cluster and develop synergies 
with the existing business community, ARU and other relevant organisations. This 
may require initial public sector intervention which in turn can leverage private 
sector investment. Opportunities should be provided for larger-scale occupiers, 
institutions and organisations to design and customise their own purpose built 
premises on adjoining, dedicated plots. Consideration should be given to ensuring 
that these plots are serviced and also to the need for the early delivery of 
speculative space in order to provide “oven ready” floorspace for operators with an 
immediate need – given the shortage of commercial opportunities in Chelmsford, 
this may be important in order to prevent any further loss of potential investment.

Getting the right mix of space

Employment 
space

Environment

• Landscaping

• Open space

• Playing facilities

• Relaxation space

Support services

• Transport facilities

• Digital 
infrastructure

• Security

• Maintenance

Wellbeing 
facilities

• Childcare

• Personal services

• Healthcare

• Leisure facilities

Business facilities

• Meeting spaces

• Conferencing

• Hospitality
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5. Delivery strategy: supporting infrastructure (2)
A range of physical, social and communications infrastructure will be critical in 
bringing forward new employment facilities at NECGC

This supporting infrastructure is likely to be required at different points in the 
development process. Up-front provision will be critical as part of enabling 
development works (e.g. access roads), while other types of infrastructure will only be 
required (and viable to provide) as the critical mass of the business community grows 
(e.g. central meeting hub, leisure facilities etc) and as and when business premises are 
constructed (e.g. energy and utility services). As shown in the table above, there is also 
a distinction between site wide infrastructure requirements and those that are 
necessary to unlock specific sites for development.

Facilitating a thriving business environment

Provision of the right infrastructure to unlock growth opportunities at the 
right time will be a critical cross-cutting theme for all aspects of the NECGC 
development. Government (local and national) will have a key role to play in 
enabling early investment in infrastructure at NECGC, and this need not be 
at taxpayer expense if it can be tied to the value uplift captured for the wider 
community. There is likely to be a need for early investment in key 
infrastructure, before new residential and commercial development can take 
place. This is not just about utilities and roads but also the elements that 
make a new community attractive and sustainable and the new homes and 
commercial space marketable, such as early delivery of schools and retail. 

The successful growth and development of an appropriate quantum and mix 
of employment space at NECGC will be predicated by the services it offers to 
occupiers, notably through the provision infrastructure required for a well 
functioning and thriving business environment, but also through the creation 
of environment that is conducive to collaboration and support between 
businesses. Supporting infrastructure can be grouped into the following three 
categories:

1. Physical infrastructure – availability of space and land to 
accommodate the expected needs of potential tenants and the 
availability of urban infrastructure services including streets, parking 
facilities, utilities, and an uninterrupted power supply.

2. Social infrastructure – wider facilities and amenities, such as sports 
pitches, health centres, gyms, creches, shopping centres, cafes and 
meeting places.

3. Communication infrastructure – a competitive and attractive 
business location will be able to provide high speed intra-site, domestic 
and international data and voice connectivity.

Infrastructure type Site / plot 
specific

Site-wide

Transport and highways ✓ ✓

Energy ✓

Utilities, water and waste ✓

Telecommunications ✓

Green infrastructure ✓

Social and cultural
Includes retail, food and drink, sports 
facilities etc

✓

Personal services
Includes medical facilities, creches, dry 
cleaning services etc

✓



North East Chelmsford Garden Community Employment Study 56

5. Delivery strategy: developer and delivery model
There are a number of different routes for structuring delivery of employment 
space at NECGC, with the aim to achieve long term stewardship

Countryside Properties has secured planning permission for Beaulieu Exchange as 
part of a mixed use development comprising 3,600 dwellings, retail, hotel leisure, 
education & community facilities and the new business park. It is understood that 
further design work is being undertaken to the indicative masterplan that was 
submitted as part of the outline planning application. This is intended to ensure that 
the employment proposition can best reflect market preferences. As a developer of 
office, industrial, retail and leisure schemes, as well as new homes, Countryside will 
deliver Beaulieu Exchange itself. In so doing, it will draw on its experience from the 
development of 50,000 sqm industrial, office and hotel accommodation at 
Skyline120 in nearby Braintree. This development benefits from a highly prominent 
location, strong sustainability credentials, and flexibility to meet the needs of a wide 
range of users. These are qualities that will be important to the successful delivery of 
new employment facilities at Beaulieu Exchange and across the wider NECGC.

Delivery of the other employment facilities at NECGC could take a number of forms, 
being led by a single developer, intuitional investor – who would be attracted by the 
capacity for long term returns from new garden communities – or through a joint 
venture (JV) between the public and private sector – an approach that allows the 
combined assets and expertise of the public and private sectors to be shared in order 
to manage any risks to delivery and maximise the quality and value of the scheme.

Delivering a successful new community requires a clear understanding of how assets 
generated by the development process will be managed over the long term. 
Consideration will need to be given to how the new employment facilities will be 
managed on behalf of the wider garden village community.

In order to assist the delivery of new employment space, Chelmsford City Council 
should explore the mechanisms by which the planning process might be expedited. 
This could include the use of Local Development Orders, a tool which the Planning 
Advisory Service and the Local Government Association have encouraged.

There are a range of potential approaches to support delivery of new employment 
space at NECGC, and some combination of the following should be considered as 
part of the emerging masterplan for the wider garden community site:

1. Provision of plots to accommodate ‘design and build’ opportunities to meet 
bespoke requirements or respond to specific investment opportunities. This 
approach would be particularly attractive to the market if plots were made 
available for sale on a freehold basis, reflecting market demand drivers in 
Chelmsford. Design and build allows companies to have buildings constructed 
to meet their own specific occupational needs.

2. Provision of serviced plots (i.e. with enabling physical, social and 
communication infrastructure) that could give flexibility to accommodate a 
range of uses and lower the barriers to entry for firms relocating to NECGC.

3. Public sector pump-priming or cross-subsidisation of uses to support 
employment development on a speculative basis and to encourage new business 
start-ups. For example, starter businesses typically require affordable rents and 
unless there are financial incentives in the early phases it may be difficult to 
foster these types of business. This may also apply in respect of incubator or 
managed workspace for science and technology occupiers, which could take the 
form of a joint venture with a private sector provider or direct development by 
the Council or a Council wholly-owned company.

Delivery model Structuring delivery
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5. Delivery strategy: phasing (1)
NECGC represents a long term, strategic scale employment opportunity that will 
need to be delivered over a number of phases 

It is anticipated that 3,000 dwellings will be delivered at NECGC by 2036, with 190 
coming forward by 2023/24, a further 850 being delivered by 2029/30 and the 
remaining 1,960 being delivered between 2030/31 and 2035/36. Given the long 
term aspiration for 9,850 dwellings with the potential to increase this to 11,850 
dwellings, the construction period will continue for a considerable period of time. 

The vision for NECGC is for it to be a thriving settlement that offers the best of town 
and country living. The delivery of new employment opportunities is central to this. 
The employment opportunity will capitalise upon the site’s strategic location and the 
economic strengths of Chelmsford. In accordance with Garden City/Village 
principles, there will be a strong emphasis on the provision of high quality local 
employment opportunities in order to encourage increased self-containment and 
reduce the need for out-commuting. 

The delivery of the housing, employment floorspace and other land uses will be 
phased in accordance with the timing of provision of essential supporting 
infrastructure and facilities, including the new North East Chelmsford bypass and 
Beaulieu Station. The recently adopted Local Plan indicates that 5,000sqm will be 
developed b7 2023/24, a further 15,500sqm by 2028/29, with 17,500sqm more 
floorspace coming forward by 2033/34 and the remaining 7,000sqm being delivered 
by 2035/36. The detailed phasing assumptions will depend on a number of 
considerations including the strength of the post-Covid-19 economy, levels of 
market demand for development, the rate of delivery at Beaulieu Exchange and 
Beaulieu Hub, the timing of a planning application, and the approach to delivery.

With a total of 100,000sqm floorspace, the proposed scale of the employment 
development will provide long term capacity up to and well beyond the emerging 
Local Plan period. This is reflected in the fact that the emerging Local Plan makes 
provision for 3,000 dwellings and 45,000sqm employment floorspace over the 
period to 2036. Delivery of the floorspace will take place over an extended period of 
time – following the model of the Oxford Science Park which officially opened in 
1991, has evolved substantially since then, and continues to grow.

Delivering some employment floorspace in an early stage of the NECGC programme
will provide an important statement of intent regarding the overall balance of uses, 
whilst also ensuring availability of local employment opportunities to optimise
sustainability. A distribution of provision across the wider site will enable this to 
happen and the distribution of floorspace across the site will ensure that 
development can be phased and tenants can be secured as early as possible in order 
to begin to establish a thriving business community and ecosystem on site. 

Delivery Strategy

We set out below and overleaf some recommendations regarding a potential delivery 
strategy:

1. The delivery of employment floorspace at NECGC should be coordinated with 
the proposed development at Beaulieu Exchange and Beaulieu Hub, in order to 
avoid ‘flooding the market’ with new space, albeit recognising the sectoral 
differences between the various facilities.

2. Development should commence with the Innovation Hub closest to the existing 
Park & Ride facility. This benefits from existing infrastructure and would not 
need to wait until completion of the Chelmsford North East Bypass. 

3. The proposed concentration of media / IT / professional service organisations 
would also support early delivery of the Park & Ride Hub, given that there is a 
strong market for such sectors.

4. The initial development should comprise a combination of smaller workspaces 
(of, say up to 1,000sqm) / incubation units and larger serviced plots. This would 
help to attract and support a range of businesses of different sizes and thereby 
help to establish a critical mass of activity within this Hub. 

5. We consider that a critical mass could be established in this location at the point 
at which c.400 jobs have been created (c.30% of the total in this location). That 
would require 5,000sqm floorspace.

Phasing of delivery
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5. Delivery strategy: phasing (2)
A robust delivery strategy will support the development of a thriving business 
location with a strong profile and a critical mass of activity

• QTechnology Innovation Campus, Chelmsford: Vision to create an 
international campus for the exploitation of quantum technologies, drawing 
on the recognised expertise of Teledyne e2v. This is a very specialist facility 
which will serve a niche sector. However, it will play an important role in 
boosting the economic strength of Chelmsford and its profile as a leading 
centre of science and technology.

• Horizon 120, Braintree: 750,000 sqft development of hi-tech, industrial, 
warehouse and office uses available for occupation from Autumn 2020. This 
site is intended to offer a wide range of types of premises to a variety of 
employment sectors, including large scale manufacturing and warehousing. It 
is therefore less sector-specific than the proposed NECGC Hubs and is 
therefore likely to serve different businesses.

• London Southend Airport Business Park: 1m sqft development adjacent 
to the airport, due to complete in Autumn 2021.

• London Distribution Park, Tilbury: 70ha warehousing and distribution 
park with outline permission for B1, B2 and B8 uses. Amazon will be a key 
tenant.

• Tilbury2: Work is underway on the new port terminal, which will be the UK’s 
largest unaccompanied ferry port and the largest construction processing hub.

These final three facilities are designed to serve major transport hubs (London 
Southend Airport and Tilbury docks). This will have a significant bearing on 
the businesses that they attract, including those involved in the aviation supply 
chain at Southend Airport Business Park and major logistics businesses at 
Tilbury. Whilst these will help to strengthen the local economy and support 
the profile of the airport and docks, they are unlikely to compete against the 
proposed employment facilities at NECGC.

6. A range of business, well-being and support facilities and services should be 
provided within each Hub. These could be shared between the two Hubs. The 
support services (transport, communications infrastructure, security and 
maintenance) should be in place from day 1 with the business and well-being 
facilities following afterwards. Whilst the delivery of these facilities will depend 
on viability, they should not be unduly delayed given their importance to the 
profile and quality of the business environment. 

7. Following completion of the Chelmsford North East Bypass – either in its 
entirety or to the point of the proposed Innovation Hub - the R&D Hub should 
be promoted. The precise timescales for implementation will depend on the 
strength of the market at those key trigger points.

8. The R&D Hub should comprise a combination of serviced plots for design and 
build opportunities and a range of building designs for direct implementation. 
Once a critical mass has been established, consideration may be given to the 
creation of a speculative incubator and grow-on facility. There is a particular 
need for grow-on space within Chelmsford which should be supported in this 
location.

9. Market research should be undertaken to establish the required plot sizes in 
each Hub, but experience elsewhere suggests that there is great strength in 
adopting a flexible approach through the provision of different size units.

10. The overall timescale for progress and completion will be subject to market 
conditions and occupier demand, as well as the extent of any specific 
interventions that are brought forward by the Council and other public sector 
partners.

11. Phasing of delivery will also be influenced by the wider employment land 
market across Chelmsford and the wider area, and the progress associated with 
a number of similar developments in the pipeline for the coming years:
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6. Conclusions (1)
This study gathers together various evidence to help underpin the approach to 
employment provision at the North East Chelmsford Garden Community

This study provides independent advice on the potential employment role that could 
be played by NECGC. It follows a number of key strands of analysis, with the overall 
findings and conclusions summarised below.

Our analysis suggests that an inadequate supply of employment land over recent 
years in Chelmsford has restricted the potential for inward investment and long-
term economic growth. Addressing this existing shortfall represents a key challenge 
for the City as it embarks on its next stage of growth. 

The development of a new Garden Community at North East Chelmsford provides 
an ideal opportunity to meet the identified employment land needs, both to serve 
the future residents of the new community and to promote the economic well-being 
of the City and District as a whole. It is recommended that particular focus should be 
given to the following target sectors:

1. Medical technology;

2. Business, finance and professional services;

3. Green construction;

4. Transport and logistics;

5. Advanced manufacturing; and,

6. Information and communications / media.  

These sectors all have the capacity to serve growing markets, contribute to 
employment and GVA and are aligned with Chelmsford’s existing strengths. They 
will have a variety of space requirements including:

1. Office/business park;

2. Advanced industrial park;

3. Mixed employment areas; and

4. Workspace hubs.

The provision of a variety of types of employment space will be important in 
ensuring that the needs of these different sectors can be met and also in providing 
flexibility to respond to the changing needs of the economy over the long-term. 
Within each sector, consideration should also be given to the requirements of 
businesses at different stages of evolution. A variety of sizes of business premises 
should therefore be provided to meet the needs of different companies, and the 
provision of incubation and grow-on space should be priorities so as to help 
businesses in their infancy. Whilst the Arise facility, which has been developed by 
ARU, is proving to be very successful in helping newly-established companies, it is 
recognised that there is insufficient space for those companies to grow into. The 
development of employment floorspace at NECGC provides an ideal opportunity to 
address this concern.

New floorspace at NECGC should be designed to meet the changing needs of modern 
businesses within the sectors that we have identified in terms of connectivity, 
sustainability and profile. The location of floorspace adjacent to the new Beaulieu 
Park railway station will be important in ensuring a location that is both highly 
accessible and visible. Development of the proposed Innovation Hub at the north 
east of the site, adjacent to the Park & Ride facility also offers some benefits in terms 
of accessibility and profile, although we consider that further consideration should 
also be given to the opportunities that are to be provided by the new North East 
Chelmsford Bypass in terms of unlocking high profile land for development. This 
will dramatically improve the strategic accessibility of NECGC in terms of its access 
to the A120 and M11, and will also provide a direct connection to the new railway 
station. 

Consideration should be given splitting the Innovation Hub into two developments 
in order to take advantage of the benefits offered by the existing Park & Ride facility 
and the new bypass. It is recognised that the land adjacent to the bypass will not be 
delivered in the short-medium term, but that can be seen as a benefit inasmuch as it 
would ensure that there can be sufficient time for earlier phases of the development 
to come forward and become established, and for demand to expand.
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6. Conclusions (2)
This study gathers together various evidence to help underpin the approach to 
employment provision at the North East Chelmsford Garden Community

In addition to the provision of employment floorspace within the three defined 
business areas, further provision should also be made around the site within the new 
district centres and community hubs. The development of smaller scale B1a/b uses 
in these areas will help to enhance their vitality and sustainability whilst also further 
enhancing the range and choice of premises for businesses, with facilities in district 
centres potentially offering a greater level of flexibility for occupiers.

Successful delivery of the new employment facilities is critical to its ability to make a 
positive contribution to the local economy. It should be phased in a manner that 
reflects the long-term delivery period for the wider garden community and 
Chelmsford City Council should carefully consider the approach to delivery and the 
role of the public sector in supporting delivery through the provision of 
infrastructure and incentive schemes to early occupiers.

Evidence assembled as part of this study points towards there being a very good 
prospect that the new employment floorspace at NECGC will be commercially 
successful, not least because it will address the existing shortfall (and historic 
undersupply) of employment floorspace in Chelmsford. However, this is dependent 
on ensuring an appropriate phasing and delivery strategy and offering a range of 
ancillary functions that will serve businesses and those working on the site. Support 
to businesses will also be important, both in the development of a strong community 
within the employment areas and also to ensure the continued growth and success of 
all companies that operate at NECGC.

Given the nature of the target sectors, synergies should also be sought with existing 
businesses and other organisations within the local area, including ARU. The 
combination of research and commercial activity across a range of sectors working 
in collaboration has the capacity to make a very powerful contribution to the local 
economy. The provision of 100,000sqm employment floorspace at NECGC, in a 
range of types and sizes of premises, will provide a critical boost to the long term 
well-being of the economy of Chelmsford. 
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Appendix 1: Individual Consultees

▪ Adam Elwell, Elwell Taylor

▪ Andrew Butcher, Strutt and Parker

▪ Andrew Carrington, Countryside

▪ Fiona Bodle, Anglia Ruskin University

▪ David Burch, Essex Chamber of Commerce

▪ David Rayner, Birkett Long/Chelmsford Business Board 

▪ David Rooke, Invest Essex

▪ Derek Stebbing, Strutt and Parker

▪ Joseph Price, Vision Property Assets Group

▪ Julie Houston, Harlow Council

▪ Neil Ridley and Trevor Holliger, Aquila Holdings

▪ Piers Kortlang, Countryside
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