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BEDFORD INTELLIGENCE

Issue Number: 2
Publication Date: July 2026

Independent business intelligence on the Universal United Kingdom Resort and related
developments affecting Bedford and the surrounding region.

THIS MONTH'S KEY QUESTION
The resort has a name, a contractor, and diggers on site — so
which Bedford businesses are already behind?

BEDFORD INTELLIGENCE DASHBOARD

RESORT NAME

Universal United
Kingdom Resort

Confirmed 3 June 2026

S Lol 20 c

COMCAST INVESTMENT

Over $8 billion

£1bn additional capital decade 1

INFRASTRUCTURE LEAD

ESP Utilities Group
appointed

Electricity, water, EV, energy plant

WIXAMS STATION

4-platform design
(upgraded)

Main works restart 2027

WIXAMS TOWN CENTRE

Planning submitted:
supermarket + health

£7m NHS health centre approved

EAST WEST RAIL

Final consultation
closed 9 Jun 2026

DCO submission expected 2027

BEDFORD LOCAL PLAN

2050 consultation
Sep-Oct 2026

Call for sites: summer-0Oct 2026

CONSTRUCTION JOBS

~20,000 construction
~8,000+ operational

80% targeted local

TARGET OPENING

May 2031
~8.5m visitors/yr

4 themed lands planned

KEY DATES — NEXT 90 DAYS

September-October 2026: Bedford Local Plan 2050 first consultation & call for sites
Q3-Q4 2026: Further Tier 1 contractor appointments expected * Q3-Q4 2026: Wixams town centre planning decision

Figure 1: Bedford Intelligence Dashboard — Issue 2 snapshot.
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Headline Summary

1. Universal United Kingdom Resort: It Has a Name and a Massive Infrastructure Contract

On 3 June 2026, the resort was officially named the Universal United Kingdom Resort at a
ceremony at 11 Downing Street. Simultaneously, Comcast raised its investment commitment to
over $8 billion. ESP Utilities Group has been appointed to design, build and operate major
infrastructure including a new electricity substation, water treatment facility, all-electric central
energy plant and EV charging network. Businesses affected: civil, mechanical and electrical
contractors; utilities and low-carbon energy specialists; logistics and plant hire firms.

2. Wixams Station: Redesigned for Universal, Main Works Restart 2027

Network Rail's original two-platform station design has been replaced with a four-platform
design to handle Universal-era passenger volumes. The original June 2026 completion target
no longer applies; main construction restarts 2027. Businesses affected: commercial property
investors in Wixams; residential developers; retail and F&B operators considering a Wixams
location.

3. Wixams Town Centre: Planning Submitted for GP Surgery, Supermarket and
Community Hub

Urban&Civic have submitted planning applications for a new Wixams town centre including a
£7m NHS-funded health centre (8+ clinical rooms, 15,000-patient capacity), a 36,000 sq ft
supermarket, retail units, a nursery, community building, public square and parking.
Construction expected 2027; health centre opens 2029. Businesses affected: retail and F&B
operators seeking early positions; commercial property investors; care and wellbeing
businesses.

4. East West Rail: Final Consultation Closes, Bedford Station Redesigned

The final pre-DCO public consultation closed 9 June 2026. Updated plans include a new civic
plaza at Bedford station, western entrance, additional London fast-train platform, and relocated
multi-storey car park. Up to five trains per hour now proposed. DCO submission expected 2027.
Businesses affected: commercial property owners near Bedford station; hospitality and retail in
central Bedford; transport operators.

5. Bedford Local Plan 2050: Consultation Announced for Autumn 2026

Bedford Borough Council has announced the first public consultation on its new Local Plan
(extended to 2050 horizon) for September—October 2026, alongside a call for sites. The plan is
explicitly framed around maximising the economic benefits of Universal and EWR. Businesses
affected: landowners and developers along the A421/EWR corridor; planning consultants;
commercial property investors.

BEDFORD INTELLIGENCE INSIGHT — Pace of Appointment Is Accelerating

June 2026 saw the name reveal, the Comcast commitment increase and the ESP infrastructure
appointment within weeks of each other. This is not pre-announcement activity — it is delivery.

Businesses that positioned themselves during Issue 1's construction-phase window are already better
placed than those waiting for grand opening news. The next six months will see further Tier 1
contractor appointments. The window for early engagement is closing, not widening.
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OPPORTUNITY OF THE MONTH — Infrastructure Supply Chain — Mechanical &
Electrical

ESP Utilities Group's appointment to build the resort's core infrastructure — electricity substation,
water treatment, EV charging network, central energy plant — creates an immediate second-tier
contracting opportunity. ESP will need to procure specialist civil, mechanical and electrical
subcontractors. Bedfordshire-based M&E firms, groundworkers and civils contractors should make
contact with ESP directly and simultaneously register on the Universal supplier portal.

Suggested First Action: Register at universalukproject.co.uk and make direct contact with ESP

Utilities Group (espug.com). Do not wait for 'How to do business with Universal' seminars — suppliers
who are known before those events are better positioned than those who attend cold.

BEDFORD INTELLIGENCE VIEW

The pace of appointment is accelerating. ESP Ultilities Group's contract, the name reveal, and
Comcast's $8 billion-plus commitment all occurred within weeks of each other in May—June 2026.
Bedford businesses that have not yet registered with the Universal supplier portal or made contact
with appointed contractors are already behind businesses that have. The construction supply chain
window is now an active opportunity, not a future one.
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Section 1 — Universal UK Resort Tracker

Bedford Intelligence — Project Timeline 2026-2031

Apr-jun 2026
East West Rail final
consultation

Dec 2025 2028-29 May 2031
SDO planning Peak construction Target opening
permission granted workforce (est.) ~8.5m visitors/yr

_L_T_ : l : l

Jun 2026 2027 2029-30
On-site works begin; East West Rail DCO Hotel & restaurant
name & logo unveiled submission expected openings ramp up (est.)
2026 2027 2028 2029 2030 2031

I Confirmed B Expected B Estimated

Figure 2: Project Timeline 2026—2031. Colour-coded by status — confirmed, expected, estimated.

1.1 Official Name and Expanded Investment

What happened: On 3 June 2026, the resort received its official name — Universal United
Kingdom Resort — at a ceremony at 11 Downing Street, attended by senior government
officials. Comcast NBCUniversal simultaneously raised its total investment commitment from £5
billion to over $8 billion (approximately £6.3 billion), with a further £1 billion earmarked for
capital investment during the first decade of operation. Four themed lands are planned, with
concept art and media reporting referencing Back to the Future, Jurassic Park/World, Minions,
James Bond, Paddington Bear and Lord of the Rings properties. No official themed land
announcement has been made.

Why it matters: The name reveal and investment uplift are not simply communications events.
Raising the headline investment figure signals to contractors, suppliers and infrastructure
providers that the project scope is confirmed and the client is committed at scale. The themed
land speculation is commercially irrelevant at this stage — the opportunity is in construction,
workforce and infrastructure regardless of which IP is ultimately used.

BUSINESS IMPLICATIONS

Who Benefits? Construction contractors, infrastructure suppliers, M&E specialists, utilities firms,
logistics and plant hire businesses, workforce accommodation providers.

Who May Be Disadvantaged? Businesses that have not yet registered with the Universal supplier
portal — they are now a step behind those who have established relationships with appointed
contractors.

Who Should Act? Any contractor, specialist supplier or professional services firm with relevant
capability within 30 miles of Bedford.

Suggested Next Step: Register at universalukproject.co.uk. Contact ESP Utilities Group directly via
espug.com.

Expected Time Horizon: Active subcontracting procurement now; peak works 2027-2030.
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1.2 ESP Utilities Group: The Infrastructure Contract

What happened: ESP Utilities Group has been appointed to design, build and operate the
major infrastructure systems for the resort. Their scope includes a new electricity substation,
water treatment facility, all-electric central energy plant, EV charging network, and low-carbon
transport links. This is a foundational appointment — no theme park can open without these
systems.

Why it matters: ESP's appointment creates a defined second-tier contracting opportunity. The
company will need to procure civil, mechanical and electrical subcontractors, specialists in water
treatment systems, high-voltage electrical installation, EV infrastructure and low-carbon energy.
These are procurement conversations that are happening or will happen shortly.

BEDFORD INTELLIGENCE INSIGHT — The Infrastructure Appointment Signal

When a dedicated utilities contractor is appointed to a major project, it signals that the client has
committed to long-lead capital expenditure that cannot easily be reversed. This appointment
effectively de-risks the project timeline for every subcontractor and supplier that follows.

Businesses still waiting for a 'final confirmation' that the resort is definitely happening should treat this
appointment as the clearest signal yet. The question is no longer whether the resort will be built — it
is whether your business will be part of the supply chain that builds it.

ACTIONABLE INTELLIGENCE — Universal Supplier Registration & ESP Contact
Universal Supplier Portal: universalukproject.co.uk — register under 'Working With Us'
ESP Utilities Group: espug.com — contact via general enquiry for subcontracting interest

Suggested First Action: Complete Universal portal registration and send a capability statement to
ESP Utilities Group referencing specific discipline and Bedfordshire base

RUMOUR VS REALITY
Rumour: The themed land announcements confirm what will be built.

Reality: No themed lands have been officially confirmed. Reports are based on concept art, industry
speculation and media inference. Universal has stated only that four lands are planned.

Business Impact: Do not plan attraction-specific hospitality or retail concepts around unconfirmed
themed land details. The opportunity is in construction, workforce and infrastructure regardless of
which IP is ultimately used.
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Section 2 — Business Opportunity Watch

Opportunity Scorecard — Issue 2

Sector Opportunity Score | Time Ease of

Horizon Entry
Construction — M&E & ESP infrastructure 9/10 Now-2028 Medium 12 2.8 8¢
Utilities subcontracting
Hospitality — Construction worker housing 8/10 Now—-2030 Medium Y ke
Workforce demand
Accommodation
Property — Wixams Town centre development 8/10 2027-2030 Medium * % %k ke
Commercial commercial units
Construction — Site preparation and 710 Now-2027 Medium %k % K e
Groundworks & Civils infrastructure
Property — EWR Station-adjacent commercial 7/10 2027-2032 Low—Medium sk
Corridor property
Recruitment & Training  Construction workforce supply 6/10 2026-2030 Medium * % ke Y
Retail — Wixams Town Commercial units in new town 6/10 2027-2030 Medium O e
Centre centre

Bedford Intelligence — Opportunity Scorecard Issue 2

Construction —
Workforce Accommodation 8/10
Commercial
Construction —
Corridor

Recruitment
& Training 610
Retail — Wixams 6/10

Town Centre

T T

0 2 4 6 8 10
Overall Opportunity Rating (1-10)

Figure 3: Opportunity Scorecard — Issue 2. Sectors ranked by overall opportunity rating.

Independent business intelligence — not affiliated with Universal Destinations & Experiences, Comcast, or Bedford Borough Council
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BEDFORD INTELLIGENCE INSIGHT — Wixams Commercial Property: The Quiet
Opportunity

While attention is focused on the resort site, Wixams is quietly becoming a more commercially viable
location. A four-platform railway station, a new town centre with a supermarket anchor, health centre,
community facilities and thousands of new homes represent the infrastructure of a genuine town —
not a suburb.

Investors and commercial occupiers who secure positions in the Wixams town centre development at
this stage will be entering before the station upgrade makes the case obvious to everyone else.

WHAT THIS MEANS FOR YOU

Hospitality businesses: The construction workforce accommodation opportunity remains the most
immediate. With 20,000+ construction roles over five years, demand for serviced accommodation and
catering is building now.

Retail businesses: The Wixams town centre planning submission is a signal to watch. The 36,000
sq ft supermarket will anchor a new high street — retail units around it represent a credible pitch in
2027.

Property owners: Station-adjacent properties in Bedford and Wixams are the standout medium-term
play. EWR's new civic plaza at Bedford station and the four-platform upgrade at Wixams will reshape
local property values.

Construction firms: This is the moment. Groundwork and utilities subcontracting opportunities are
live. Any construction business not registered with Universal and ESP should treat that as an urgent
gap.

Professional service firms: Planning consultants and solicitors will see demand as the Local Plan

2050 consultation opens in September. Landowners and developers will need professional support to
make representations.

Investors: The EWR corridor between Bedford and the resort site is the corridor to watch. Sites with
planning potential along or adjacent to this route are early-stage, high-upside positions.
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Section 2A — Builders & Contractors Sector Deep
Dive

The Construction Opportunity in Detail

The Universal United Kingdom Resort is a £6.3 billion infrastructure and construction
programme running from 2026 to 2031. For Bedford and Bedfordshire's building and contracting
sector, this represents the largest single local construction opportunity in living memory.

What Is Being Built?

The programme covers a theme park with four immersive lands and associated attractions, a
500-room hotel, a retail, dining and entertainment complex, alongside substantial enabling
infrastructure: roads, drainage, utilities, power, water treatment, EV charging, and low-carbon
energy systems. Each phase will require specialist contractors across dozens of disciplines.
The Supply Chain Structure

Large-scale resort construction operates through a tiered contracting model. Universal and its
project management will contract directly with major contractors (Tier 1). Those contractors then
procure specialist subcontractors and suppliers (Tier 2), who in turn engage further specialists
(Tier 3). The majority of accessible local business opportunity sits at Tier 2 and Tier 3 level.
What Disciplines Are Needed?

* Groundworks, earthmoving and drainage

» Civil engineering and roads

» Mechanical and electrical engineering

» Structural steel and formwork

+ Specialist ride installation (international)

* Plumbing and HVAC

* Landscaping and soft landscaping

» Temporary works and site logistics

* Plant hire and materials supply

* Health, safety and environmental compliance

» Surveying and project management support

The ESP Utilities Group appointment specifically creates Tier 2 opportunities in: high-voltage
electrical installation, water treatment systems, EV charging infrastructure, low-carbon energy
plant installation, and associated civil works.

The Local Content Commitment

Universal and the UK Government have publicly committed to maximising local employment
and supply chain involvement. 80% of operational jobs are targeted to come from Bedfordshire
and surrounding areas. While no equivalent percentage has been stated for construction supply
chain, the political and commercial expectation of local participation is clear.
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BEDFORD INTELLIGENCE INSIGHT — Don't Wait for the Seminars

Universal has indicated it will host 'How to do business with Universal' seminars. These are useful for
orientation, but experienced procurement teams do not award major contracts to businesses they
have never heard of.

The businesses that will win work are those that have been in contact — via the supplier portal, via
ESP, via main contractors as they are appointed — before the seminar is announced. Make contact
now. Attend the seminar later.

BUSINESS IMPLICATIONS

Who Benefits? Groundwork contractors, civils firms, M&E specialists, plant hire, materials suppliers,
logistics firms, environmental consultants, surveyors.

Who May Be Disadvantaged? Firms with no ISO 9001 or equivalent quality certification — large
project procurement typically requires it as a baseline. Businesses with insufficient insurance cover or
bonding capacity.

Who Should Act? Any contractor within the East of England or South East Midlands with capacity to
take on significant subcontracting work.

Suggested Next Step: Register at universalukproject.co.uk. Contact ESP Utilities Group
(espug.com) directly with a capability statement.

Expected Time Horizon: Active procurement 2026—-2028; peak works 2027-2030.

Sector Action Guide — If You Are a Builder or Contractor

1. Register your business at universalukproject.co.uk. This is the primary supplier portal
and the baseline expectation.

2. Contact ESP Utilities Group (espug.com) directly, referencing your specific disciplines
and local base.

3. Check your certifications. ISO 9001 is the standard baseline. SSIP membership
(SafeContractor, CHAS, Constructionline) is likely to be required.

4. Assess your insurance limits. Major project subcontracting typically requires significantly
higher professional indemnity and public liability cover than SME commercial work.

5. Review your bonding and payment terms capacity. Large contractors often apply 30—45
day payment terms. Prepare your cashflow modelling.

6. Monitor announcements for Tier 1 contractor appointments — when announced,
approach those firms directly.

ACTIONABLE INTELLIGENCE — Contractor Registration

Universal Supplier Portal: universalukproject.co.uk — register under 'Working With Us'
ESP Utilities Group: espug.com

Constructionline: constructionline.co.uk

SafeContractor: safecontractor.com

CHAS: chas.co.uk

Suggested First Action: Complete Universal portal registration and send a capability statement
directly to ESP Utilities Group this week
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Section 3 — Planning & Development Watch

Bedford Area — Schematic Property & Infrastructure Map (not to scale)

Towards East West Rail (Oxford - Bedford - Cambridge) Towards
Oxford Cambridge
- O o
Secondary opportunity
corridor (Sec. 4)
Bedford Town Centre
& Station
Manor Road & Active Travel
Network upgrades (resort access)
Universal UK Resort
(Kempston Hardwick) .’

Towards M1/
Milton Keynes

(incl, app. 24/02463/MAO)

Figure 4: Bedford Area — Schematic Property & Infrastructure Map (not to scale).

East West Rail: What the Redesigned Bedford Station Means

The April 2026 consultation revealed a significantly upgraded vision for Bedford station. Key
changes include a new civic plaza at the eastern entrance, a new western entrance for Queen's
Park residents, an additional platform for London fast-train services, and a relocated multi-
storey car park at Ford End Road. Up to five trains per hour are now proposed — up from the
original four.

The redesigned station will deliver commercial regeneration effects beyond the platform
upgrades. A new civic plaza changes the pedestrian environment around the station and
creates a focal point for retail, food and drink, and professional services. The western entrance
opens up the Queen's Park area to a new pedestrian route.

DCO submission is expected in 2027. Bedford station's accelerated timetable means some
works will be delivered earlier than originally planned.

Independent business intelligence — not affiliated with Universal Destinations & Experiences, Comcast, or Bedford Borough Council
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BEDFORD INTELLIGENCE INSIGHT — Station-Adjacent Commercial Property: Watch
Now, Act Early
A new civic plaza and western entrance will reshape the pedestrian environment around Bedford

station. Commercial property on the eastern approach and in the Queen's Park area is worth
monitoring now.

Leases and purchases that look unremarkable today may look very different once the station works
are complete. Occupiers who wait until the station is finished will pay post-upgrade prices.

Bedford Local Plan 2050: The Consultation That Matters

Bedford Borough Council's new Local Plan consultation runs September—October 2026. This is
not a routine planning document — it is explicitly framed around Universal and the EWR
corridor, and will shape where development land is allocated, where new settlements are
positioned, and which transport corridors receive infrastructure investment.

A 'call for sites' will run alongside the consultation, inviting landowners and developers to put
forward sites for consideration. Any landowner in the vicinity of the A421 corridor, EWR route or
the Universal site who does not engage with this process is making a passive decision to let
others shape what happens around their land.

BEDFORD INTELLIGENCE INSIGHT — The Local Plan Is the Growth Blueprint

Local plans are the single most powerful determinant of land value in the UK planning system. Sites
allocated for development gain planning permission presumption; sites left unallocated face a higher
bar.

The Bedford Local Plan 2050 — shaped explicitly around Universal and EWR — will be the growth
blueprint for the next 25 years. Landowners, developers and investors should treat the autumn 2026
consultation as a material commercial opportunity, not an administrative process.

RUMOUR VS REALITY

Rumour: Wixams station will be open by summer 2026.

Reality: The original two-platform station build was on track for June 2026 completion, but the project
has been redesigned as a four-platform station to handle Universal-era demand. Main construction
now restarts 2027.

Business Impact: The delay is good news for long-term investors — a bigger station implies bigger

future capacity and demand. Short-term, businesses counting on the station to drive footfall increases
in Wixams will need to plan for a later activation date.
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Section 3A — Bedford Locality Spotlight: Wixams

The Town That Is Finally Becoming a Town

Wixams was approved as a new settlement in 2006 with ambitions for up to 6,000 homes.
Twenty years later, the infrastructure to make it a genuine, self-sufficient town rather than a
large housing estate is finally arriving — and the Universal UK Resort is the accelerant.

What Is Happening in Wixams Right Now?

Station: Network Rail's four-platform design replaces the original two-platform proposal. The
upgrade is directly attributable to Universal — the Department for Transport, Network Rail and
Bedford Borough Council concluded that the original capacity would be insufficient. Main works
restart 2027. Service expected approximately 2028—-2029.

Health centre: £7m of NHS funding confirmed April 2026. Urban&Civic has submitted a
planning application for a health centre with a minimum of eight clinical rooms, designed for a
patient population of 15,000. Bedford Borough Council will own the building. Construction aimed
to begin 2027; opening in 2029.

Town centre: Planning submitted for a new Wixams town centre anchored by a 36,000 sq ft
supermarket, alongside retail units, a nursery, a community building, a public square and
additional parking.

Housing: Application 24/02463/MAO for up to 375 new homes at Wixams is progressing. Long-
term masterplan envisages approximately 6,000 total homes.

The Commercial Opportunity in Wixams

Wixams has been commercially underdeveloped relative to its population because it lacked a
town centre, a station and healthcare. All three are now arriving within the same two-year
window (2027-2029). This convergence is significant. A retail or commercial occupier who
secures a unit in the new town centre development at planning stage will be entering ahead of
the infrastructure that will drive footfall. That is an early-mover position.

The station upgrade is particularly important. A four-platform Wixams station on the EWR line —
with services running through to Oxford and Cambridge — makes Wixams a logical residential
choice for a broad catchment of workers, including Universal's own workforce. The residential
demand that follows will support retail, food and drink, professional services and community
amenities.

BEDFORD INTELLIGENCE INSIGHT — Wixams' 20-Year Trajectory

Wixams has waited two decades for the infrastructure that most new settlements expect from the
start. That infrastructure is now arriving — not because of local advocacy alone, but because
Universal UK Resort changed the economic calculus for the Department for Transport and NHS
England.

Investors and occupiers should read this as a structural inflection point. Wixams in 2029, with a four-

platform EWR station, a functioning town centre, a GP surgery and thousands of new homes, will look
very different from Wixams today.
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BUSINESS IMPLICATIONS

Who Benefits? Retail and food & drink operators seeking early positions in the new town centre;
property investors with a 3-5 year horizon; care, health and wellness businesses; residential
developers with land adjacent to current development zones.

Who May Be Disadvantaged? Businesses in nearby settlements that relied on Wixams residents
travelling out for services — the new town centre will draw spend back locally.

Who Should Act? Commercial property investors looking for undervalued positions ahead of
infrastructure delivery; retail and F&B operators who want to be established before the station opens.

Suggested Next Step: Contact Urban&Civic (urbanandcivic.com) to enquire about commercial
leasing opportunities in the new town centre development.

Expected Time Horizon: Town centre delivery 2027-2029; station and full activation 2028-2029
onward.

If You Are an Estate Agent — Wixams

Wixams residential and commercial property is entering a multi-year infrastructure upgrade
cycle. The narrative for buyers and investors has materially changed since 2025: a station, a
town centre, a GP surgery and proximity to the UK's biggest infrastructure project are all now
dateable rather than speculative. Update your Wixams marketing materials to reflect the
confirmed infrastructure pipeline. The 'no station yet' objection is no longer the full story.
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Section 4 — Bedford Growth Corridor Watch

The A421-East West Rail Axis: Understanding the Growth Spine

The single most commercially significant piece of geographic intelligence in Bedford right now is
this: the UK's largest construction project (Universal UK Resort) and the UK's largest rail
infrastructure project (East West Rail) share the same corridor.

The A421 trunk road runs from the M1 at junction 13 through Kempston Hardwick — where the

Universal site sits — through to Bedford town centre and beyond. The proposed East West Rail

line follows a broadly parallel alignment, with a station at Wixams, the upgraded Bedford station,
and further stations eastward toward Cambridge.

Bedford Borough Council's emerging Local Plan 2050 explicitly identifies sites at new locations
on the East West Rail / A421 corridor as priority growth zones. Two new settlements are
planned near new EWR stations. The Universal site itself sits at the convergence of the A421
and the EWR corridor.

Growth Corridor Key Locations

Location Key Developments Primary Opportunity

M1 Jct 13 to Kempston Road improvements; Universal site access works; Industrial/logistics base;

Hardwick contractor base demand construction supply chain

Kempston Hardwick On-site works underway; ESP infrastructure Construction supply chain;

(Universal site) programme workforce catering &

accommodation

Wixams Four-platform EWR station (2027+); town centre Commercial property; retail;

planning submitted; £7m health centre residential investment

Bedford Town Centre & Civic plaza; western entrance; new London fast-train Station-adjacent commercial
Station platform; relocated MSCP property; hospitality;
professional services

Bedford—Cambridge EWR DCO expected 2027; new station sites under Long-term property along
EWR corridor consideration EWR route; future settlements

The Industrial and Logistics Angle

Bedfordshire's industrial and logistics rents (approximately £13/sq ft in Bedford, versus
approximately £15/sq ft in Milton Keynes) represent a competitive advantage that will attract
operators seeking proximity to the M1 and the Universal site. The construction programme
alone will generate substantial logistics demand: materials, plant, equipment, waste and site
services all need bases. Industrial properties along the A421 corridor — particularly those with
good HGV access — are well positioned.

The Residential Development Angle

The Local Plan 2050 call for sites (summer—October 2026) is the formal mechanism for
landowners to put forward land for allocation. Sites along the EWR/A421 corridor with potential
for residential development should be submitted. Promoted sites that achieve allocation will
benefit from a planning presumption that significantly improves their development value.
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BEDFORD INTELLIGENCE INSIGHT — The Corridor Is the Story

Individual developments — the Universal site, Wixams, the Bedford station upgrade — are each
significant. What makes the A421/EWR corridor genuinely transformative is that they are all
happening simultaneously, along the same alignment, within the same planning framework.

This is not a cluster of coincidental projects. It is a co-ordinated growth spine, and the Local Plan
2050 will formalise it as such. Businesses and investors that understand the corridor geography will
make better decisions than those who see each project in isolation.

BUSINESS IMPLICATIONS

Who Benefits? Industrial and logistics property owners; residential developers; transport and
logistics businesses; commercial property investors; hospitality businesses serving the corridor.

Who May Be Disadvantaged? Commercial occupiers in locations off the corridor that will struggle to
compete for workforce spending and supplier relationships as the corridor activates.

Who Should Act? Any landowner along the A421/EWR axis; logistics and industrial operators
seeking competitive-rent locations near the M1; residential developers.

Suggested Next Step: Engage with the Bedford Borough Local Plan 2050 consultation (September—

October 2026). If you own land in the corridor, obtain professional planning advice before the call for
sites closes.

Expected Time Horizon: Corridor activation 2026—2031; peak investment 2027-2030.
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Section 5 — Lessons from Other Theme Park Markets

Case Study: Universal Orlando — The Highway Corridor Effect

When Universal Studios Florida opened in 1990 and subsequently expanded into a resort
complex, the most dramatic commercial transformation was not on the resort site — it was
along the approach corridors. International Drive and the Sand Lake Road axis became one of
the highest-density hospitality and retail strips in the United States, driven almost entirely by
resort visitor and workforce demand.

The pattern in Orlando was: construction workforce drives early accommodation and catering
demand; operational announcement wave drives hotel and restaurant investment; opening
drives retail and visitor-facing demand. The businesses that prospered most were those that
entered during the construction phase — ahead of the tourism wave — when land prices and
commercial rents were still pre-resort pricing.

Bedford Lesson

The A421 corridor is Bedford's equivalent of International Drive. It is not yet performing that
function. The businesses that occupy positions along it now — in hospitality, retail, logistics and
professional services — are entering at pre-resort pricing. The opening of Universal United
Kingdom Resort in 2031 will not create this demand: it will confirm what is already building.

What Bedford businesses should do differently from Orlando: Orlando's corridor became over-
saturated with undifferentiated hotels and restaurants. The businesses that achieved lasting
premium positioning were those with quality differentiation, not those that arrived fastest.
Bedford businesses should plan for quality and differentiation, not just proximity.
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Section 6 — Bedford Business Readiness Checklist —
Issue 2

1.

Register on the Universal supplier portal at universalukproject.co.uk — if you have not
done this, do it this week.

Contact ESP Utilities Group (espug.com) directly if your business operates in civil,
mechanical, electrical, utilities or low-carbon energy.

Engage with the Bedford Borough Local Plan 2050 consultation (September—October
2026). If you own land along the A421/EWR corridor, obtain professional planning
representation before the call for sites closes.

Review your certification baseline. ISO 9001, SSIP membership and adequate insurance
are the minimum expectations for major project supply chain participation.

Investigate Wixams commercial property. Contact Urban&Civic (urbanandcivic.com) to
understand commercial leasing availability in the emerging town centre development.
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Section 7 — Looking Ahead: Next 30-90 Days

Development Expected Confidence
Timing

ESP Utilities Group Tier2 Q3 2026 High ESP website and construction press for
procurement subcontractor notices

Further Tier 1 contractor Q3-Q4 2026 High universalukproject.co.uk community updates
appointments at Universal

site

Wixams town centre Q3-Q4 2026 Medium Bedford Borough Council planning portal
planning decision

Bedford Local Plan 2050 September— High bedford.gov.uk

first consultation October 2026

"How to do business with Q3-Q4 2026 Medium universalukproject.co.uk and local business press
Universal" seminars

EWR DCO submission Ongoing — DCO  High eastwestrail.co.uk

preparation expected 2027

Key Sources Monitored This Month

Official Sources: universalukproject.co.uk (community updates and supplier portal);
bedford.gov.uk (Local Plan 2050, Universal pages); eastwestrail.co.uk (consultation 2026).

Industry Sources: Construction Enquirer; New Civil Engineer; Inside Universal; Variety;
Attractions Magazine.

Local Sources: Bedford Independent; Bedford Today; Wixams.town.

Infrastructure: Network Rail Wixams Station pages; Bedford Borough Council station overview;
CPRE Bedfordshire.

COMING SOON

East West Rail Deep Dive: Issue 3 will feature a full deep dive into the East West Rail project —
what it means for property values, business location decisions and commercial opportunity along the
Bedford—Cambridge corridor.

Bedford Intelligence is an independent publication. It is not affiliated with Universal Parks & Resorts, NBC Universal, Bedford
Borough Council, Urban&Civic, ESP Ultilities Group or any development partner. All analysis is based on publicly available
information. Readers should obtain independent professional advice before making any business or investment decisions. Bedford
Intelligence — Issue 2, July 2026.
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