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1 INTRODUCTION

Purpose

1.1 The purpose of this report is to provide a market based assessment on the suitability

and attractiveness of the proposed land off the Warrens Business Park for the

provision of a Strategic Employment Site.  Specifically, this report appraises the

quantity and quality of employment land that we consider is likely to come forward on

this site adjacent to the proposed development of Lubbesthorpe as a Sustainable

Urban Extension.  In addition, the report considers the location, phasing and delivery

of employment land at this location.

Context

1.2 Blaby District Council published its draft Core Strategy for consultation in July 2009,

although further progress will now follow a review of housing numbers that is currently

underway.  The draft Core Strategy identified land to the west of the M1 motorway for

strategic scale development.  Land directly north of the M69 is proposed for a

Sustainable Urban Extension (SUE); with land directly to the south of the M69

motorway proposed for a Strategic Employment Site (SES).  This is illustrated on the

draft Core Strategy diagram that is reproduced below.
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1.3 The Sustainable Urban Extension, referred to as New Lubbesthorpe, is marked by the

red asterix on the key diagram.  Policy Three – Sustainable Urban Extension – is

directly relevant.  This refers to the Sustainable Urban Extension containing some

4,500 new homes and employment opportunities. The supporting text to this policy

notes that the site lies close to the proposed strategic employment site and other

important employment areas, such as Grove Park, Meridian Business Park, Carlton

Gate and the Warrens Industrial Estate.

1.4 The black cross within a circle on the Core Strategy key diagram denotes the location

of the proposed Strategic Employment Site.  Policy Four is directly applicable.  This

states that land off The Warrens is allocated as a Strategic Employment Site, with the

Strategic Employment Site providing some 20 hectares of employment land.

1.5 Policy Four also makes reference to the preparation of a master plan to set out in

more detail the structure and development/design requirements of the Strategic

Employment Site and the Sustainable Urban Extension.  As part of this process, David

Lock Associates, acting on behalf of the consortium of landowners and developers,

have produced a land use plan covering both the Sustainable Urban Extension and

the Strategic Employment Site.  A copy of this draft land use plan forms part of the

planning application and is reproduced at Appendix 1.
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1.6 This land use plan shows 21 hectares (net developable area) of land directly to the

south of the M69 motorway and to the west of the M1 motorway for employment

development. The gross area is significantly larger taking in woodland, new

woodland planting, other structural landscaping and balancing ponds. In addition, the

land use plan shows a new link across the M69 and the creation of an access from

Leicester Lane in the south, as required by Policy Four.

Scope

1.7 Section 2 of this report provides an overview of the employment land requirement for

Blaby.  Consideration is given to the draft Core Strategy and two key elements of the

evidence base.  These are the Leicester and Leicestershire HMA Employment Land

Study of October 2008 and the Blaby Employment Land and Premises Assessment

Study of March 2006.

1.8 Thereafter, the assessment is market based.  Section Three considers market trends

at a national and regional level, the requirement of occupiers, and issues of delivery

(including funding).  Section Four provides a market overview of Blaby and assesses

its demand profile for employment land.  This includes a commentary on Blaby as a

location for industry, warehousing and offices and records recent development and

letting activity.

1.9 Section Five provides an appraisal of the proposed Strategic Employment Site.

Specific consideration is given to its site characteristics and its attractiveness to the

market.  In addition, consideration is given to its comparative advantages over other

proposed sites.

1.10 Section Six provides the market appraisal.  Separately, we consider what the market

is likely to deliver in terms of the type of land, volume, location, situation and phasing.

1.11 The report concludes with an objective assessment of what type of employment land

should be provided, how much, and where it could be located.

King Sturge

1.12 King Sturge is a multi-disciplined practice, but best known as industrial and office

property agents.
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1.13 King Sturge is an active agent in the Midlands, with offices in both Birmingham and

Nottingham.  The Nottingham office has recently been recognised as the Agent of the

Year at the Midlands Business Insider Property Awards of 2010.  Recent instructions

in the Leicester area include the acquisition of 25,000 ft² of offices for Learn Direct at

Colton Square in Leicester City Centre – the biggest office deal in Leicester City

Centre for over ten years.

1.14 Since the mid 1970s, King Sturge has produced the Industrial Floorspace Survey.

This survey is produced bi-annually and is a respected monitor at both national and

regional level on the availability of industrial floorspace.

1.15 As a practice, King Sturge was retained by the Treasury to advise on the Lyons’

relocation project, following the announcement in the 2003 Budget that 20,000 public

sector jobs would be moving out of central London to the Regions.  As part of this

project, King Sturge produced a research paper with RETRI entitled “Office Building

Design & Location; the Human Impact – 2003.”
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2 EMPLOYMENT LAND REQUIREMENT FOR BLABY

Core Strategy

2.1 The Preferred Options draft of the Core Strategy refers to a number of strategic

objectives in Section Five.  These include economic objectives.  The first objective

reads

“To provide the approximate quantity, quality and mix of employment

opportunities to meet the needs of the District’s current and future populations

and to meet strategic employment, education and training needs”.

2.2 Explanatory text to this objective makes reference to the Leicester and Leicestershire

Employment Land Study (2008).  It notes that this study, which is considered in greater

detail below, indicates a need for additional employment opportunities within the District

of Blaby to satisfy both local and strategic requirements.

2.3 Section Six of the draft Core Strategy describes the spatial strategy. Under the heading

of Employment and Economy, it is considered that the northern and central areas of the

District will be the focus for employment growth.  It states that

“The provision of new employment land will be focused on the Principal Urban

Area and large Central Villages, these are the areas of greatest growth and

have the greatest potential source of employees.  A strategic (large scale –

some 25 hectares) employment site will need to have strong connections with

the strategic road network….”

2.4 Policy 4 is entitled Strategic Employment Site.  As referred to in Section One, this

allocates Land off the Warrens as a Strategic Employment Site providing some 20

hectares of employment land.
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2.5 The policy notes that the type of employment land provided should reflect the needs

arising from the local and wider population and businesses.  Moreover, in order to help

meet the employment needs of the District, the Strategic Employment Site should

provide a range of employment opportunities.  These are defined to include Office and

Light Industry (B1), General Industry (B2) and Storage and Distribution Uses (B8).

2.6 The justification for this policy makes reference to both the Leicester and Leicestershire

Employment Study (2008) and the Blaby District Employment Land and Premises Study

(2006).  It notes that these identify a requirement for a strategic employment site of

some 25 hectares within the District, with the Blaby District Employment Land and

Premises Study identifying a further requirement of some 20 hectares of employment

land (outside of the Strategic Employment Site).  This gives an aggregate of 45

hectares for the District.

2.7 Paragraph 7.4.2 refers to the key requirements of the Strategic Employment Site.

These are:-

 accessible to potential employees;

 a good functional relationship with the Sustainable Urban Extension;

 attractive to the market;

 good links with transport and communication network of the District; and

 not undermining any of the other environmental, social or economic objectives

of the Core Strategy.

2.8 Paragraph 7.4.3 justifies the choice of Land off the Warrens as the Strategic

Employment Site.  It is considered that this site has a good functional relationship with

the Sustainable Urban Extension and that this will allow the opportunity for new

residents to walk or cycle to new employment areas.  In addition, it is considered that

the site has good access to the trunk road network, particularly when the new link road

is provided to Leicester Lane, thus improving its attractiveness to the market.

2.9 In Paragraph 7.4.4, it states that a balance of employment types will be expected at the

Strategic Employment Site.  The mix of employment types should reflect the needs of
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new and existing residents and should be informed by the Blaby District Employment

Land and Premises Study and the Leicester and Leicestershire Employment Land

Study.  These two studies are now considered in turn below.

Blaby Employment Land and Premises Assessment Study

2.10 This study was produced by BE Group, who have had a similar commission with other

local planning authorities in Leicestershire. The final report was published in March

2006.

2.11 The study has three particular elements or purposes.  These are:-

 An assessment of the District’s economy.

 A review of the current portfolio of employment land and premises.

 Recommendations on the future allocation of employment land and premises to

maintain the District’s economic growth.

2.12 The Employment Land Study considers the strategic context, including the

Leicestershire, Leicester and Rutland Structure Plan.  This structure plan has a 15 year

period, from 1996 – 2016.  The Structure Plan, approved in 2005, distributed 146

hectares of employment land to the District of Blaby, of which 144 ha would be

achieved in the Central Leicestershire Policy Area.

2.13 It is noted that these figures should be made up of range of sites for employment uses

in terms of size, quality and location.  However, the Structure Plan also directs that a

Strategic Employment Site of 25 hectares should be allocated within this total, located

close to Leicester and phased to come forward between 2011 - 2016.  It notes in

paragraph 2.11 that strategic employment sites can be made up of a number of smaller

sites (where appropriate) and should adjoin the urban areas, be highly accessible to

both the car and other more sustainable forms of transport, and be of good quality

design, layout and landscaping.
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2.14 The Employment Land Study provides a snapshot of the market in 2006.  Clearly,

economic conditions are completely different now.  However, the comments made do

have some relevance, given that they indicate likely demand patterns in times of

economic growth.

2.15 In paragraph 6.19, it is summarised that there is a shortage of industrial employment

land throughout the District, especially quality sites close to the M1 for B1 (Light

Industrial), B2 and especially B8 uses.  It notes there is also strong demand for

industrial space throughout the District, with demand for units up to 1,000m² from local

businesses and for large distribution units in the regional market.  With the latter, it

notes that companies look for units of 10,000m² plus, with some requirements even up

to 30,000 - 50,000m².

2.16 In paragraph 6.20, it is noted that Blaby has a healthy office market, based on high

quality, motorway related developments.  These have attracted occupiers regionally and

compete well against the poor quality of stock in Leicester.  Demand is generally for

units up to 200m².

2.17 As at March 2005, 16 development sites were identified.  These totalled 48.39 hectares.

However, some of this land comprised expansion land and some land that was

potentially unviable.  If this was taken into account, then the cumulative total land supply

was 37.85 hectares.

2.18 Much of this land was considered to be high quality and focused on B1 office

development.  Very little land was actually available for B1 light industrial, B2 or B8

distribution uses, especially in highly accessible locations close to the M1 motorway.

2.19 In seeking to predict or project employment land requirements to 2016, BE Group

considered three particular models.  These are based on:-

 Projection of historic land take-up.

 Forecast based on employment changes.
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 Labour supply projection.

2.20 Historic land take-up was based on completions between 1989 and 2005.  These total

56.65 hectares at an average take-up of 6.3 hectares a year.

2.21 The Structure Plan indicated the District needed 146 hectares between 1996 and 2016.

BE Group calculated that this would require 89.4 hectares to be brought forward in the

period 2005 – 2016.  Given the 48.4 hectares available, BE Group calculated that an

additional 41 hectares would need to be allocated to provide for the needs to 2016.

2.22 The other two forecasts suggested that the District actually needed far less employment

land than predicted by historic take-up rates.  The employment base model suggested

only 5.8 hectares was needed, with the labour supply model predicting 1.6 hectares

less than is currently occupied already would be required.  This would mean that much

of the vacant employment land in the District was surplus to requirements and could be

used for other uses.

2.23 BE Group considered that these models were flawed.  Instead, BE Group chose to put

far more weight on historic land take-up,  research and survey results from companies

who had property requirements, and consultations undertaken with property developers,

investors and agents.

2.24 On this basis, BE Group recommended that between 8 and 21 hectares of additional

employment land was provided for to cater for local needs.  It was considered that the

higher end of the spectrum was a fair reflection for potential demand in the District.

2.25 In addition, BE Group recommended that the allocation of a Strategic Employment Site

of 25 hectares (in addition to the 8-21 hectares referred to above) was appropriate and

advisable for the wider economic prospects of the East Midlands.  Combined, this level

of land would roughly match the remaining 1996-2016 allocation land requirement

needs for the District.
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2.26 BE Group recommended that at least two thirds of the new employment land allocation

should be geared towards B1 light industrial, B2 and B8 uses.  This was to satisfy the

demand for this type of space and recognised that over three quarters of existing land

supply was currently targeted towards the office sector.  With regard to the latter, BE

Group recommended that the Council might consider stricter planning policies to limit

out of town offices in order to support the regeneration of Leicester City Centre.

However, it noted also that there would be local companies who would want space in

out of town locations.

Leicester and Leicestershire HMA Employment Land Study

2.27 This report was prepared by PACEC, with the support of Warwick Business

Management Limited, on behalf of Leicestershire Economic Partnership.  The report

was produced in October 2008.

2.28 The brief set out the need for:-

 Joint employment land planning and delivery up to 2026.

 Employment land policies and allocations through LDFs.

 Investment priorities and targets for Local Area Agreements and the Multi Area

Agreement.

2.29 The methodology required a number of different actions.  These included:-

 A review of existing supply of employment land and premises.

 A review and critique of the supply and demand forecasts for employment land.

 The production of alternative supply and demand scenarios.

 An estimation of the gap between supply and demand.

 A review of potential employment land allocations.

 Advice on delivery of employment land.
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2.30 Section Three of the study considered the economic and property market context.  It

noted that office floorspace grew across the HMA by around 171,000m² between 2000

and 2007.  Growth was fastest in Blaby, with 60,000m² of new office floorspace within

this period.  This compared favourably with Leicester City, which grew by just 7,000m²

in the same period.

2.31 Industrial floorspace declined across the HMA by 75,000m² between 2000 and 2007.

The stock in Blaby did not change in this period, but Leicester City experienced the

largest decline, with a reduction of 221,000m² of floorspace.

2.32 The stock of warehousing floorspace had increased by over 1.05 million m² in the

period from 2000 and 2007.  52,000m² of this growth was in Blaby.  Much stronger

growth was achieved in Harborough (434,000m²) and north west Leicestershire

(329,000m²).  Growth in warehousing in these areas has been driven by their proximity

to the motorways, with particular nodes at Magna Park and Castle Donington.

2.33 Section Five of the study takes stock of the existing situation.  Specific consideration is

given to the employment land supply for each borough or district within the HMA.

2.34 For Blaby, there was considered to be a substantial supply of offices, arising from

consents at Grove Park, Carlton Park and Rapley Lane (Kirby Park Farm). At Grove

Park, there was considered to be potential for a further 16,700m² of offices.  At Carlton

Park, there was considered to be potential for 35,480 m².  However, it is stated that

there was no further development land at Meridian Business Park, following the

completion of Merus Court.

2.35 Mather Jamie, who provided market advice to inform the study, advised that past take-

up rates in Blaby were around 2,800m² per annum.  It is not stated whether this related

to just offices, although it can be assumed given the nature of the three developments

referred to.  Based on these take up rates, it was considered that the three remaining

development sites have the potential to provide a further 22 years of supply.  Grove

Park was considered likely to remain the preferred location as it is more accessible by

car than either Carlton Park or Rapley Lane.
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2.36 Take-up rates were considered in greater detail in Table 6.6 of the study.  This compiled

data of the amount of land developed from 1991 to 2007.  In Blaby, 91.3 hectares were

developed over this 16 year period.  This gave an average take-up of 5.7 hectares per

annum.

2.37 The greatest take-up was in 1995/1996, when 11.9 hectares was developed.  This was

almost matched in 2003/2004, when 11.5 hectares were developed.  The lowest year of

recorded take-up was 1992/1993, when 1.4 hectares were developed.  1994/1995,

2004/2005 and 2006/2007 recorded also take-up of 2 hectares or below.

2.38 On this basis (ie take-up rates), there was a projected future requirement of 108.5

hectares in the period from 2007 – 2026.

2.39 The study considered that trend based forecasts, based on past take-up rates, were a

crude way of estimating floorspace requirements, compared to an employment

forecasting model. This was because they produce only a gross estimate, taking no

account of future changes in industrial structure and changes in policy, and can be

exaggerated by one off large schemes.

2.40 The employment forecasting method is complex, involving a number of stages and

assumptions.  However, it was preferred by the authors of the report.  This projects a

demand of 42,177m² of office floorspace, 11.8 hectares of industrial land and 12

hectares of warehousing land in Blaby in the period from  2007 – 2026.

2.41 Table 6.11 matched demand with supply and analyses the gap for Blaby.  This table is

reproduced below:
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2.42 The office demand in Blaby was considered to be met in excess by Grove Park, Carlton

Park and Kirby Park Farm.  However, demand for industrial and warehousing land was

not met by current supply.

2.43 On this basis, the authors of the study concluded that this suggests the need for a

strategic employment allocation for industrial and small scale warehousing development

of approximately 24 hectares within the built up area of the District of Blaby.

Summary

2.44 The draft Core Strategy, the Blaby Employment Land and Premises Assessment Study

and the Leicester and Leicestershire HMA Employment Study are not entirely consistent

in defining the size requirement for the SES.  It varies from 20 to 25 ha, with the

principal source (the HMA study by PACEC) calculating the requirement as 23.8 ha.

2.45 Qualitatively, the requirements are clearer.  The SES is to provide for principally

industrial and warehousing (but not very large scale).  It can be made up of a number of

smaller sites, should adjoin the urban area, be highly accessible to both the car and

public transport, and be of good quality design, layout and landscaping.  It should be

attractive to the market and hold a good functional relationship with the SUE.
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3 DEMAND FOR EMPLOYMENT LAND & PREMISES – TRENDS AND
OCCUPIERS’ REQUIREMENTS

National Trends

3.1 The extent of available industrial floor space across the UK is at one of its highest levels

since the depths of the previous recession of 1992 and 1993.  This is illustrated by

Chart 1: Available Industrial Floor Space in the overview to the latest UK Industrial and

Distribution Floorspace Today survey carried out by this King Sturge (September 2010).

This survey is provided in Appendix 2.  Chart 1 summarises total available industrial

and warehouse property in the UK from 2000 to 2010 and is reproduced below.

3.2 From December 2009 to June 2010 (the last survey period), available industrial floor

space has decreased slightly by 0.08%.  However, it still totals 23.791 million m² across

Britain.  The trend shows an overall increase in available floor space stretching back to

the year 2000 that is only just starting to show signs of stabilising.

3.3 Despite constant and stable growth achieved by the UK economy over the 8 year period

to Summer 2008, the level of available industrial floorspace in the UK rose from

approximately 14 million m² in 2000 to just over 21.5 million m² in mid 2008.  This was
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an increase of over 50%.  Given the then prevailing economic context, this is a striking

statistic.

3.4 Since June 2008, there has been a noticeable jump from 21.5 million m² to 23.8 million

m² in June 2010.  This represents a further increase of 2.3 million m² over the previous

2 year period.  This demonstrates the effect of the current recession since mid 2008.

3.5 The availability of a large (and growing) level of industrial floor space, despite a

diminishing stock (because of pressures for alternative development – namely housing),

reflects long term structural changes in our economy from manufacturing to services.

These structural changes are well documented.   However, the extent of the transition,

and the implications in terms of property, are less well understood.

3.6 The extent of changes is illustrated by statistics produced by Oxford Economics on

employment levels in the principal sectors of the economy in the UK and the East

Midlands region.  These statistics come from the most recent employment forecasts

published by Oxford Economics (August 2010). This survey provides an economic

modelling service for both commercial and Government users and is perceived to be

one of the most comprehensive and detailed monitors of the UK economy.

3.7 These statistics, broken down by sectors, are presented in Table 1.

Table 1 – Employment in the UK by Sector
Figures for Employment (000s)

2000 2010 % from 2000
to 2010

Forecast for
2020

% change from
2010 to 2020

Manufacturing 4,184 2,733 -34.7 2,214 -19.0

Services 22,452 25,302 +12.7 28,145 +11.2

Source: Oxford Economics (August 2010)

3.8 Whilst there are regional variations, the decline in manufacturing in the UK from 2000 to

2010, at 34.7%, is dramatic.  Similarly, the projected percentage change from 2010 to

2020 of 19% is also significant.  Conversely, there are substantial gains in employment

in the service sector, both absolutely and relatively.

3.9 It would be an over simplification to assume that all this growth will be accommodated

within offices and business space premises.   A number of service operations are
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carried out in industrial or distribution type property, whilst some industrial processes

are more automated and have a reduced requirement in terms of labour.  In addition,

much new service employment is accommodated in non-B Class premises, such as

retailing, health, education, leisure and hotels. Nevertheless, there will be a

corresponding reduction in the demand for industrial buildings for manufacture.  This

will follow the trend evidenced in this practice’s floorspace study.

3.10 Certain locations well connected to the national motorway network have been

demanded for new distribution facilities.  The growth of new distribution buildings,

particularly on large sites, has increasingly become its own market sector.  However,

the requirements of operators have become more stringent.  Large sites (5 ha plus) with

good access to the motorway network, and a ready pool of available labour, have been

demanded.

3.11 Take-up of new large high bay warehouses has reduced noticeably over the last 2/3

years, albeit from a high base of over one million m² a year.  The first half of 2010

suggests a recovery in the market from a low point in 2009.  The London Research

Centre of King Sturge has maintained a monitor of all transactions of large high bay

warehouses over 10,000 m² since 1995.  A graph of take-up in terms of new units and

floorspace is presented below in Figure 1.
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3.12 The requirements of occupiers in the office and business space sector will have

stringent requirements as to property location and building design.  From research that

we have undertaken, it is clear that demand, particularly for large scale premises, is

likely to be polarised in established city or town centres and purpose built business

parks.  This is because these locations can offer the services, facilities and environment

required to attract a skilled workforce.

Regional Trends

3.13 The availability of industrial floor space in the East Midlands reflects the overall trend in

the UK, albeit the impact of the current recession has been felt much harder.  The chart

for the East Midlands for the last 10 years from the September 2010 Industrial &

Distribution Floorspace Today Survey is reproduced below.

3.14 The latest survey shows that available floorspace levels rose to a peak of 2.011 million

m² in March 2010.  This figure has now started to decrease to 1.838 million m² at the

end of June 2010, representing an 8.6% decrease (ie by 173,390 m²), which was the

largest percentage fall in supply across all GB regions.

3.15 Available floorspace in large buildings (ie over 10,000 m²) fell by 20.8% (215,667 m²)

over the six month period.  Nevertheless, standing stock of large buildings still

accounted for 44.7% of total available stock as at June 2010 – the largest proportion

recorded across all regions.

3.16 The six months to June 2010 saw also a large proportional decrease in new vacant

stock of 21.9% (97,205 m²).  Generally, it is considered that supply of well located
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modern space is limited and that sufficient levels of demand exist.  The secondary

market is more difficult with greater levels of supply.

3.17 The fall in speculative floorspace under construction over the last 3-4 years is dramatic.

From a high of just under 350,000 m² in January 2006, the end of July 2010 saw a total

of just 10,916 m².

3.18 Analysis of employment in the region, by Oxford Economics, reflects also the national

picture.  Statistics from their August 2010 survey are summarised in Table 2 below.

Table 2 – Employment in the East Midlands by Sector
Figures for Employment (000s)

2000 2010 % from 2010 to
2010

Forecast for
2020

% change from
2010 to 2020

Manufacturing 414 393 -5.1 375 -4.6

Services 1,496 1,547 +3.4 1,556 +0.6

Source: Oxford Economics (August 2010)

3.19 The reduction in manufacturing in the East Midlands in the period from 2000 to 2010, at

minus 5.1%, is significantly less than that experienced nationally (minus 34.7%).

Additionally, the projected change in manufacturing employment from 2009 to 2019, at

minus 4.6%, is better than the national average (minus 19%). This is unsurprising. The

East Midlands manufacturing economy is arguably less vulnerable than at a national

level.  It benefits from a strategic location that makes the area attractive to industrial and

distribution occupiers.  In addition, the region is home to a number of industrial

operators (Rolls Royce is an obvious case) that have been less noticeably affected by

the recession.

3.20 The service sectors in the region (+3.4%) have, however, done worse than the UK

(+12.7%).   It is also to be noted that the service sector is projected to increase at a

much lower level (+0.6%) than the national average (+11.2%).  This demonstrated the

area’s relative reliance on the industrial and distribution markets.

Occupiers’ Requirements
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3.21 Demand for property to service the three principal sectors – distribution, industry and

offices – is unlikely to be spread evenly across the region.  This is because they have

different requirements in terms of location, situation, land take and build specification.

Distribution

3.22 The East Midlands has become an important distribution hub for the UK with a number

of established distribution centres around Derby, Leicester, Northampton and

Nottingham. Distribution functions dominate the industrial market in this location. The

area between Northampton, Leicester and Coventry has become known as the ‘Golden

Triangle’ due to the ease of national distribution from this location along the UK’s

motorway networks.

3.23 For the past 15 years, the Golden Triangle has been the dominant location for

distribution facilities.  This area has fulfilled the three basic criteria or requirements for

logistic operators for high bay warehousing.  These are:

 Location (in terms of road access)

 Land

 Labour.

3.24 Companies are looking particularly for sites that are close to the motorway, in areas

where there is an abundant labour supply with a history of shift working. The “Golden

Triangle” is an established pitch for national and regional high bay warehousing due to

its centrality in terms of the UK.  A large portion of the UK’s population is within four

hours drive time – the yardstick employed by logistic companies.

3.25 Quick access to the national motorway network is important.  This is not just for saving

time, but also for certainty.  Just in time logistics needs to be as risk averse as possible

in order to function properly.   Congested A roads are to be avoided.

3.26 Land that can accommodate large distribution warehouses (i.e. 10,000 m² (100,000ft²

plus)), and can operate without any restrictions, is in demand.  This requires flat or

levelled sites in excess of 5 hectares (12 acres), although much larger sites are often

demanded to accommodate properly requirements in excess of 50,000 m² or a number

of operators.
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3.27 Operators require premises or large sites away from housing, with good access to the

national motorway or trunk road network. Smaller distribution sites will require these

basic elements too, although can be accommodated on more standard industrial

estates as long as there are no restrictions on operation (e.g. hours of use), access by

HGVs, and a good clear height in the buildings can be achieved. Additional features

sought are sufficient yard space, docking and circulation.

3.28 Over recent years, demand for distribution and industrial warehouses has started to

push the Golden Triangle further north, and has lead to increased development activity

on the East Midlands M1 corridor. Nottingham was always perceived to be a few

junctions too far north.  However, a combination of available land, good transport links,

labour supply, and changes to the Road Transport Directive, have made the area more

attractive for companies seeking national distribution centres.

3.29 Access to rail, for the purposes of freight, has become a bigger issue in the last two or

three years.  Currently, developers and operators are not paying a premium for rail

connected sites.  In addition, companies who elect to use rail, for the conveyance of

freight, do not always have to be located next door to the railway.  Instead, good

accessibility to an inter-modal rail freight terminal is sufficient.   However, as fuel prices

and road congestion increases, and fewer HGV drivers get qualified, there will be

greater economic pressure to use rail over road in the long term.  This will place sites

that are well located to rail freight facilities at a premium.

3.30 There is a reasonable supply of consented land along the major strategic East Midlands

routes (ie M1 and A1).  However, a  large proportion is controlled in a relatively few

holdings, with two of the prime M1 sites, Castle Wood J28 M1 and EMDC, Castle

Donington, being held by Clowes, a regionally based developer.

3.31 In the Leicestershire sub-region, along the M1 motorway corridor, there is a relative

paucity of deliverable sites with planning permission compared to other nodal points.

No available land with planning permission is being marketed at either Junction 21 or

21A of the M1 motorway.

3.32 Headline rents are currently circa £5.25 sq ft for new well located distribution

accommodation with incentive packages of circa 12 months rent free for a 5 year lease
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and circa 18 months for a term of 10 years.  A void period of approximately nine months

can be expected on a vacant property.

3.33 Whilst there has been a downwards pressure on rents and capital values across the

industrial/distribution market, due to both the lack of demand and availability of funding,

we are starting to see this stabilise as conditions improve and take-up increases.

Overall, we consider the prospects for the East Midlands to capture its share of this

market still remain good.  This is principally due to its centrality.

Industry

3.34 Apart from the continual progression away from heavy manufacturing to lighter industry,

trade uses and distribution, we have noted the following trends with standard industrial

property in the region:-

 occupiers have become more discerning about floorspace requirements in

order to make better efficiencies;

 location in terms of access to the national road network and labour have

become more important;

 proximity of industrial units to nearby housing has become a more sensitive

issue for environmental reasons (mostly, noise and traffic); and

 there is still a desire for occupiers to own their premises, particularly for small

and medium sized firms.

3.35 The specification of industrial buildings has become more reactive to operators’

requirements.  New buildings now typically possess:-

 clear span portal frame;

 6 – 9m internal eaves height (depending on floor size);

 10 to 15% offices (with flexibility for more on ground floor);

 dedicated parking (with overflow);

 ample service yard and loading;

 a full range of B Class uses;

 average ‘B’ Energy Performances Certificate rating to give energy savings; and

 enhanced security.
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3.36 There has been a reduction in occupier demand.  However, there is still good demand

for industrial buildings that are well located and provide good and reasonable modern

accommodation.  Current demand profiles indicate the greatest level of activity between

10,000 and 50,000 ft².  We see this trend continuing, with new and existing stock of

buildings catering for demand for light industry, final assembly, small scale storage and

warehousing, and trade uses.

Offices

3.37 Occupier requirements for office space are becoming more sophisticated in terms of the

accessibility, efficiency and sustainability of buildings and locations.  This consequently

impacts on the location and specification of new office development.

3.38 Occupier requirements for office space can be analysed in two main ways, either

spatially or functionally.  In the first instance, the main spatial distinction is between

town/city centre accommodation and out of town (business park) space.  The

functionality of a building relates to different office functions such as headquarters, back

office, call centre etc.

3.39 In general, town centre/city centre requirements are driven by financial and business

services and the Government sector, whereas out of town demand is largely driven by

hi-tech industries, including technology, media and telecommunications (TMT) and

utilities.  Despite these different demand profiles, users requiring town/city centre and

out of town accommodation will generally share a need for a good IT infrastructure

(typically requiring raised floors) and comfort cooling or air conditioning.

3.40 At present, the main ways in which the requirements of town/city centre and out of town

uses differ is that out of town users attach a greater importance to on site car parking

and security and motorway accessibility, while town/city centre occupiers may require a

high profile location and attach more importance to proximity to public transport modes

and access to amenities.

3.41 Functionally, head office and front/back offices generate different requirements.  Head

office requirements tend to seek high quality sites or premises that provide access to

relatively high qualified labour.  By contrast, front office (eg sales) or back office (eg

information support/data processing) requirements, which over recent years have often
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been set up in dedicated call centres, may place less exacting demands on both the

quality of the property and the labour force – but often require access to a large pool  of

labour.

3.42 In addition, looking forward, occupiers will require increasing levels of broadband

connectivity, reflecting the greater use of electronic data – email, video, voice etc.

Access to appropriate labour would also become increasingly important, reflecting wide

spread labour and skill shortage at a UK wide level.  Although property typically

accounts for a relatively low share of user’s total operating cost (including labour cost)

property will become an increasingly important factor enabling occupiers to recruit and

retain staff.

3.43 These are all important issues to address when considering the spatial distribution of

office and hi-tech buildings within the region.  In addition, we would make the following

comments about location, situation and access, and clustering.

3.44 Location primarily concerns the relationship of the site to the motorway and the strategic

road network and the principal areas of labour within the travel to work area.  Clearly,

sites that are difficult to get to or are remote will be discounted by most companies who

have an active requirement for new office or high tech research facilities.

3.45 Situation and access concern the particular environment to the site, its prominence and

the ease of access to the site from the strategic road network. A pleasant and attractive

environment is of particular importance for many office users.  In addition, access to

amenities (such as shopping, a place to go for lunch, etc) has become an increasingly

important issue.  Sites that are relatively remote will be disadvantaged in this respect.

3.46 With clustering, adjoining uses can be a particularly strong determining factor on how a

site will be demanded and developed.  If the site adjoins other office uses, then the

likelihood of the site being developed for similar uses is likely to be greater.

Conversely, if the site is within a predominately old or untidy industrial environment,

then the chances of an office or research and development based use is less likely,

unless the environment can be controlled or made attractive, or there is another

overriding factor.
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3.47 The East Midlands regional office market mainly comprises the three cities of

Nottingham, Leicester and Derby and the key motorway junctions that relate to these.

For the purposes of this report, we are concentrating on the sub-regional Leicester

office market which is well established.

3.48 Levels of office development within Leicester city centre have been minimal over the

last 15-20 years, with the majority of take up over this period observed within out of

town locations.  The Meridian Business Park in particular has seen high levels of

occupation, alongside similar developments benefiting from good access to J21 of the

M1 motorway.  Availability within these locations is decreasing, however, and with the

final phase of development completed at Meridian Business Park we would anticipate

seeing a return of demand to the city centre.

3.49 Occupiers are now looking back towards city and town centres for the following

reasons:

 companies taking less car parking, because fewer people are using the car to

get to work;

 accessibility to local amenities has become increasingly important.  This

includes a place to go to lunch, informal meeting places, such as cafes and

parks, shopping, gyms and other leisure uses, and restaurants; and

 proximity to competitors for ease of staffing.

3.50 Current development plans for the city centre detail the provision for approximately

500,000 ft² of office accommodation within the Leicester Business Gateway, with

approximately 100,000 ft² already completed through the re-development of Colton

Square.  This scheme, completed in 2009, was the first speculative development in

Leicester city centre for a considerable period and comprised the regeneration of the

former Grade II listed Police HQ.  Whilst the building is marketed as Grade A space,

much of the available accommodation fails to meet modern occupier requirements due

to it having solid floors in part and restrictions on layout within the original Police station.

This is, however, the newest space and, probably, the best quality space within the city.

3.51 A new office development of 300,000 ft² is proposed at Station Plaza, whilst planning

permission has been granted for a 90,000 ft² office scheme at the International House

site on Granby Street.  The latter is located within the professional quarter and is well
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located for the city centre amenities and the railway station.  Without a major pre-let the

development is unlikely to progress.  The developer is considering the disposal of

approximately 50% of the site in order to allow another party to create a smaller stand

alone 35,000 ft² to 45,000 ft² office building.

3.52 Existing stock within the city centre is of a general poor quality, offering dated

accommodation of Grade B/C specification.  There is a lack of available Grade A

accommodation, with Colton Square providing the only real option.

3.53 Current total availability within the city centre is approximately 540,000 ft², with general

quoting rents as follows:

 second hand £8.00 - £12.00 per ft²

 existing new (Colton Square) - £16.50 per ft²

 design and build opportunities - £17.00 per ft².

3.54 Whilst headline rents on the newer buildings remain higher than that of the secondary

accommodation, it is often the case that service charges and capital contributions

towards maintenance works are significantly less, often with developer guarantees and

more efficient heating and cooling systems, double glazed windows etc.  Additional

benefits of new build compared to dated existing stock is that efficiency levels can be

significantly higher with occupation levels nearer 1:75 ft² rather than 1:100 ft².

3.55 Take up levels within the city have been low, with only 114,300 ft² of leasehold take up

in the past 12 months.  The largest completed letting within this period was the

University of Leicester who took a letting of 14, 785 ft² at Readson House, Regent Road

at an average rent of £80,460 per annum (£5.44 per ft²), reflecting a lack of available

new stock and take up levels being driven by sub standard deals within Grade B/C

space.

3.56 With Colton Square, there have been two recent major lettings in the past 12 months to

Brewin Dolphin and Learn Direct. Brewin Dolphin took 4,544 ft² on a ten year lease with

an average initial term rent of £9.00 per ft².  Learn Direct have, however, just signed

their agreement for lease on 24,848 ft² at Colton Square with a rent equivalent to

£10.93 per ft².  This transaction, when complete will represent the largest private sector



LUBBESTHORPE SUSTAINABLE URBAN EXTENSION
LAND OFF THE WARRENS STRATEGIC EMPLOYMENT SITE
MARKET BASED EMPLOYMENT LAND ASSESSMENT

Page 26

letting this decade, and the largest letting since 2005 when the City Council acquired c.

30,000 ft².

Other Trends affecting Demand for Employment Land

3.57 As referred to in paragraph 3.9, not all growth in employment will be required to be

housed in traditional B Class premises.  Research carried out and applied elsewhere

(eg the Milton Keynes Employment Land Study, September 2006 GVA Grimley) looks

at over a ⅓ rd of the workforce being employed in sectors such as retail, health,

education and leisure that do not require B Class land.

3.58 The importance of these other sectors, in generating sustainable economic growth, has

been recently acknowledged by PPS4 – Planning for Sustainable Economic Growth.

This planning policy statement, issued by Central Government on 29 December 2009,

takes a far wider view of what constitutes economic development and countenances,

with the exception of town centres, a more constructive and flexible approach to

planning control and development management.

3.59 A further blurring of the boundaries, and a potential dilution of the level of traditional

employment land that needs to be allocated, may result from changes in the way we

work.  Statute now requires a more flexible approach taken by employers.  This

includes home working.  In addition, employers have seen the benefit of a more flexible

approach in terms of staff recruitment, retention and motivation.

3.60 Overall, according to the office of National Statistics (2005), the UK has over 3 million

home workers.  This represents 11% of total employed.  The East Midlands scored

slightly lower, recording 10%.  This contrasts with London and the South East (12%)

and the South West (at 13%).  The East Midlands may suffer slightly in comparison due

to the percentage of households with broadband access.  According to the ONS

(August 2006), 34% of households in the East Midlands have broadband access.  This

compares with 40% for the UK.

3.61 The Total Office Cost Survey 2009 (12 Edition) produced by Actium Consult considers

flexible working.  It notes that flexible working is becoming increasingly used to help

drive down occupancy costs, increase staff motivation, enhance staff retention and

increase productivity.  More importantly, it notes that the adoption of flexible working
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means that no longer does the employer have the expense of providing a work station

for each member of staff.  A ratio of 5:4 (ie 4 work stations for every 5 staff) is

commonly used in Central and Local Government.  The corporate sector often uses

ratios of 5:3 or higher.

3.62 Hot desking and home working need to be carefully managed.  However, it is evident

that if managed and applied successfully, it can reduce the property requirements of

companies quite significantly.

Funding of Development

3.63 This phenomenon referred to as the Credit Crunch has been well documented.

However, its implications on the commercial property market have yet to be fully felt.

3.64 After a long period of sustained growth, the commercial property market in the UK,

particularly as a holding investment, has retracted quite significantly in the last 2/3

years.  Property yields have moved out significantly, without compensationary rental

growth, and this has led to a reduction in the overall value of commercial property.

3.65 Part of this is due to an overheating of the commercial property investment market.

However, wider economic and financial concerns have affected the overall confidence

of the market, particularly with lenders and investors.  The number of requirements from

occupiers is dramatically reduced and there is a surfeit of cheap available premises to

choose from.

3.66 Put simply, there is far reduced certainty and confidence in the commercial property

market. In addition, there is far less liquidity for financing and funding developments.

This has, and will, affect the development of commercial property over the next few

years.

3.67 This has depressed the market for development land and brought about a very cautious

approach to speculative development for most commercial uses.  In addition, recent

changes in legislation on empty industrial building rates has affected the viability of

speculative development.  Currently, there is a far greater emphasis on pre-lets, pre-

sales and design and build.



LUBBESTHORPE SUSTAINABLE URBAN EXTENSION
LAND OFF THE WARRENS STRATEGIC EMPLOYMENT SITE
MARKET BASED EMPLOYMENT LAND ASSESSMENT

Page 28

3.68 For these reasons, current market sentiment for virtually all sectors of the employment

property market is poor.  This will have a lag effect on development over the next few

years.

Summary

3.69 The market for employment land at a national, regional and sub-regional level has not

been strong.  This is due to structural economic reasons (leading to high vacancy

levels), the current state of the economy, and low developer confidence.  In this context,

it is important that the sub-region and Blaby promote a high quality portfolio of sites that

will compete effectively for investment when the market improves.
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4 BLABY – DEMAND PROFILE FOR EMPLOYMENT LAND

Local Economic Overview

4.1 The preferred options draft of the Core Strategy and the 2009 Annual Monitoring Report

provide a good contextual profile of the District of Blaby.  Information is provided on:-

 Population.

 Communications.

 Prosperity and deprivation levels.

 Commuting patterns.

 Principal employers and sectors.

 Principal employment areas.

4.2 Blaby is located to the south west of Leicester.  It is not served by one principal town.

Instead, there are a number of parishes that range from being predominantly urban in

character (eg Braunstone) in the northern part of the District to more rural in the south

of the District.

4.3 As at mid 2008, the population of Blaby was 93,400.  Between 1991 and 2001, there

was an increase in population by 9.1%.  This was the second highest population

increase in the County and much greater than the regional and national average.  The

population has continued to increase since 1991, albeit at a slower rate.

4.4 Blaby is well linked to major road communications, being served by both the M1 and

M69 motorways.  These intersect within the District at Junction 21 of the M1 motorway.

This junction is considered to be of major importance to industry and commerce,

providing access to London, Birmingham, and the North.  Local rail communications are

also considered to be good, with the District being served by the

Peterborough/Birmingham line.  However, there is only one railway station, at

Narborough.

4.5 Blaby is considered to be relatively prosperous.  In the 2007 Indices of Deprivation

Survey, Blaby was ranked 326 out of 354 Local Authorities in England (with 354 being
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the least deprived).  Although the District is not considered to be a deprived area, there

are some pockets of deprivation within the District.  In addition, the neighbouring

authorities of Leicester and Oadby and Wigston contain areas of relatively high

deprivation in both the west and southern parts of the main built up area of Leicester.

4.6 In terms of commuting patterns, Blaby District experiences a net outflow of people

travelling to work each day of just over 6,000 people.  Broadly, this breaks down with an

inflow of 23,000 and an outflow of 29,000.  Of the outflow, 16,000 residents commute to

Leicester.

4.7 Blaby contains the UK headquarters of Santander (previously Alliance and Leicester),

Next and British Gas (Centrica).  In addition, Blaby is home to Leicestershire County

Council and the headquarters of all emergency services.

4.8 Blaby is considered to be one of the prime locations in the County (and the wider

region) for manufacturing and distribution.  The area around the M1/M69 motorway

intersection has been a highly successful business location, containing a number of well

known large scale commercial developments.  These include Grove Park, Meridian

Business Park and Carlton Park.  These commercial developments are considered in

greater detail below.  The M1/M69 intersection also accommodates one of the most

successful retail parks in the country – Fosse Park - that attracts approximately 100,000

shoppers each week from the wider region.

Development Activity and Land Supply

4.9 Historic land take of employment land is considered in the Blaby Employment Land

Study, produced by BE Group in March 2006.  Table 41 to the BE Group Study is

reproduced below.
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4.10 The annual average take-up rate of 6.3 hectares is broadly comparable to the mean

annual take-up identified by PACEC in their subsequent 2008 Employment Land Study,

covering the wider County.  As recorded in Section 2, PACEC considered the period

from 1991 to 2007.  Over this period, 91.3 hectares of employment land was developed,

at an average of 5.7 hectares per annum.

4.11 The Annual Monitoring Reports, produced by Blaby District Council since 2006, provide

data on the amount of employment floorspace developed, and broken down by use

class.  This data is compiled below in Table 3.

Table 3 – Employment Floorspace Completed by Use Class.

B1(a) (m²) B2 (m²) B8 (m²) Mixed (m²) Total (m²)

2005/2006 3,574 5,673 0 16,046 25,293

2006/2007 8,783 0 0 0 8,783

2007/2008 5,372 0 1,320 0 6,692

2008/2009 0 716 1,070 1,070 2,856

Total 17,729 6,389 2,390 17,116 43,624

Source:  Blaby District Council AMRs 2006-2009
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4.12 Unfortunately, the Annual Monitoring Reports do not provide any information on the

land take (in hectares) to accommodate this built development.  However, if we assume

a standard plot ratio of 40%, the following land take can be calculated.  This is

illustrated in Table 4.

Table 4 – Assumed Land Take in Blaby District from 2005/2006 to 2008/2009

Total Floorspace Developed (m²) Assumed Land Take (hectares)

2005/2006 25,293 6.32

2006/2007 8,783 2.20

2007/2008 6,692 1.67

2008/2009 2,856 0.71

Total 43,624 10.9

Source: Blaby District Council AMRs 2006-2009

4.13 It is apparent that the land take-up of employment land over the last three years has

been much less than the medium and long term averages.  This is a function of two

particular issues.  The first concerns the current state of the economy and the lack of

development confidence over the last two years, particularly with speculative

development.  The second issue concerns the equation of demand against supply,

particularly the lack of good quality land for industry and warehousing.  This is

considered below.

4.14 The BE Group study was produced in March 2006.  As a consequence, it is out of date.

Nevertheless, it does provide some useful background information on the location,

availability and suitability of the supply of employment land as of that time.  Tables 31

and 32 directly concern these issues.  They are reproduced below.
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4.15 The total of 38.39 hectares is made up of 16 sites.  However, it is noted that two sites

(Cambridge Road – 2.31 hectares and Carlton Park – 4 hectares) are expansion land

and not necessarily available on the open market.  In addition, a couple of sites (Quarry

Lane – 3.62 hectares and Warrens Industrial Estate – 0.61 hectares) are constrained

and potentially unviable.  This could reduce the overall total land supply to 37.85

hectares.

4.16 The Annual Monitoring Reports provide a running total of the amount of employment

land left at the end of the monitoring period.  In addition, they break this down by

allocations and planning permissions, with the latter split helpfully by use class.  This

information is presented in Table 5.
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Table 5 – Employment Land Available by Status and Use Class

Year Allocations
(Hectares)

Planning Permissions Total (ha)

B1(a) ha) B2 (ha) B8 (ha) Mixed (ha)

2005/2006 8.5 10.9 0.07 0 10.97 34.44

2006/2007 6.19 9.83  0 0 8.53 24.55

2007/2008 6.19 9.89 0.39 0.5 9.28 26.25

2008/2009 6.71 10.01 0.39 0 8.39 25.5

4.17 The total amount of land, as at 31 March 2009, at 25.5 hectares, would seem to

represent a shortfall given the longer term take-up trends identified by both PACEC and

BE Group.  Assuming the longer term average of 5.7 hectares per annum (as employed

by PACEC), the total level of employment land amounts to less than five years supply.

4.18 This shortfall is recognised by the Annual Monitoring Reports.  It states that it is an

issue that will be considered during the preparation of the Council’s Core Strategy.

4.19 Qualitatively, the last four years has seen the greatest level of activity in B1(a) Offices

and mixed (ie Classes B1, B2 and B8).  It is these two uses that also have the greatest

level of land available, judging by the statistics maintained by the Annual Monitoring

Reports.

4.20 As has been reported in the previous section, we are detecting a shift in office

development back to town and city centres. There has been a significant increase in

activity in the office market in Leicester City Centre.  An obvious case is the acquisition

by Learn Direct of 25,000 ft² in Colton Square – the largest private sector letting in the

city centre for over ten years.

4.21 This has been partly due to the market, with a greater demand by occupiers for city

centre sites, where a full range of amenities is available and public transport is well

provided for.  It is also due to tighter planning policy, with offices considered to be a

main town centre use, and the efforts of Prospect Leicestershire, the Regeneration

Company.
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4.22 Despite the obvious communications advantages, with specific reference to Junction 21,

where the M1 and M69 motorways intersect, it appears that there has been limited

development for warehousing.  To a certain extent, the statistics may mask the level of

B8 development, given that the mixed category covers B1, B2 and B8 uses.

Nevertheless, it is clear that the level of B8 development has been restricted by the lack

of any purpose built land with a B8 consent.  Over the last four years, only 0.5 hectares

has been available for this use.  Given the activity in this sector in the region, it is only

the lack of land that has restricted development in this sector.

Principal Employment Areas

4.23 The three principal employment areas are Grove Park, Meridian Business Park, Carlton

Gate, and the Warrens Industrial Estate.  These are considered in greater detail below.

Grove Park

4.24 Grove Park is located immediately to the south of Meridian Business Park and adjacent

to Fosse Park.  The business park extends to 105 acres (42 hectares) providing a net

developable area of 80 acres (32 hectares).  Development of the park started in the late

1990s and there has been considerable development in recent years. The park offers

an office campus with a separate area for warehousing and industrial buildings.  There

is a considerable amount of landscaping at the Park which includes a 2 hectare lake,

and amenities include a four star Marriott Hotel.  The car parking ratio is 1:20 m2.  The

latest marketing details form Appendix 3.

4.25 There have been a number of sizable offices of circa 20,000 to 40,000 sq ft developed

at the Park, with key occupiers including RBS, HSBC, Mattioli Woods, Audit

Commission, NHS, Sytner and Centrica.

4.26 The most recent development comprises almost 70,000 ft2 of speculative space of

smaller courtyard office accommodation. This was completed between mid 2006 and

the second half of 2007.  It is occupied by Autostore, Oracle, Husky, Fox Bennett,

Island Clothing, Michael Page, Stocks Taylor Benson, Hydria, BHW Solicitors, Prior

Group and Hempsall Consultancies.

4.27 There is only 10 acres (4 hectares) left undeveloped which has outline permission for

office development. Enquiries are invited for Design and Build opportunities for
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two/three storey accommodation from 10,000 ft2 (929 m2) to 100,000 ft2 (9,290 m2),

available leasehold or freehold, on terms to be negotiated.

4.28 Once fully developed, Grove Park will comprise approximately 116,000 m2 (1.25 m ft2)

of offices, production and distribution space, together with the Hotel.  It should be noted

that the Grove Park development has emerged as a more prestigious business park

when compared to Meridian Business Park.

4.29 The developer, Grove Park Commercial Centre Ltd, informs us that negotiations are

progressed for the next building proposed for Grove Park, which will comprise a

bespoke 2-storey building to full specification for a Leicester based business.  Terms

are confidential.

4.30 We are aware of the following recent deals on Grove Park:

 6 Thorpe Way, Grove Park, Leicester – this semi-detached office building

extends to some 325.2m² (3,500ft²) and was let in July 2009 on a stepped rent

basis with a headline rent equating to £156 m² (£14.50 ft²).  In addition, the

tenant was granted an initial nine month rent free period on the 10 year lease

with a rent review at the end of year 5.  The initial rent was based on £134.50

m² (£12.50 ft²) and therefore the net effective rent (allowing 6 months for

tenant’s fitting out) is circa £142.20 m² (£13.20 ft²).

 1 The Woodlands, Grove Park, Leicester – this office building of

645.7m² (6,950ft²) was let in March 2009 on a 10 year lease with a 5 year

review and tenant’s option to break.  The initial rent of £111,200 pa reflects

£172.20 per m² (£16 per ft²).  However, the tenant was granted an initial rent

free period of 18 months which reduces the net effective rent to circa

£137.80 per m² (£12.80 per ft²).

 2-6 Grove Business Park – DG Flexi Leasing purchased 2,100 ft² for

£441,000 in March 2007.  This breaks back to £210 per ft².

 Gateway House, Penman Way – the property extends to 15,487 ft². The

property was let in February 2009 on confidential terms. The quoting price was

£16 per ft².
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 Penman Way – Sytner Group purchased 20,300 ft² from Applied Optical

Technologies plc for £3,750,000 in February 2004.

4.31 Industrial and distribution development at Grove Park includes a 156,000 ft2 pre-let to

British Gas National Parts Centre and a purpose built 150,000 ft2 unit for ESPO.  Both

deals were completed in May 2006

4.32 There is limited vacant accommodation on the park.  The following office

accommodation is being marketed:-

 Unit 3 Barnsdale Court, Grove Park – 2,092 ft² is being marketed at £16 per

ft²

 5 Smith Way, Grove Park – 4,039 ft² modern two storey self contained office

building

 3 Smith Way, Grove Park – 5,993 ft² available at a quoting rent of £14.75 per

ft².

Meridian Business Park

4.33 Extending to some 170 acres, Wilson Bowden’s mixed use Meridian Business Park is

home to approximately 200,000 ft2 of office accommodation in a range of small to

medium sized court yard office buildings developed since the 1990s. The scheme is an

example of a highly successful business park, occupying a strategic location off the

M69/M1 intersection, and which has accommodated a range of uses together with local

and national demand.  An aerial photograph of the business park forms Appendix 4.

4.34 Meridian Business Park’s office development has been developed in two specific

locations, firstly in Meridian South at the southern end of the park and secondly in

Meridian East, leaving the remaining and majority of the Park for warehousing and

distribution development.  The industrial accommodation has been developed for a

range of users in sizes of between 20,000 to 60,000 ft². Occupiers on the park include

Lloyds TSB, Barclays and NEBOSH.

4.35 There is no further development land available at the Business Park. Development of

the last two phases of development known as Merus Court and Jupiter Court completed
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in 2006, providing 55,000 ft2 and 21,600 ft2 of speculative space respectively – much of

which remains vacant. Three of 11 units at Merus Court have been sold or let on

confidential terms.  Details of Merus Court can be found in Appendix 5.

4.36 We are aware of the following recent deals on Meridian Business Park:

 Unit 8 Merus Court, Meridian Business Park – this brand new building is a

standard Wilson Bowden built office property of 386.9m² (4,165ft²).  Remploy

Ltd has taken a lease from 31/12/2009 and expiring on 24/06/2015 at a

headline rent of £41,650 per annum which reflects £107.64 per m² (£10 per

ft²).  The tenant was granted an initial 12 month rent free period and the lease

contains a tenant’s option to break at the end of the third year.  Due to the rent

free period this will reduce the net effective rent to £96.90 per m² (£9 per ft²) if

we allow six months as a pure incentive and six months for tenant’s fitting out

purposes and devalue the incentive on a straight line basis over 5 years.  The

quoting rent on Merus Court development is £129 per m² (£12 per ft²), and

open to offers for freehold sales.

 Beechcroft House, Ervington Court, Meridian Business Park – this

evidence is now somewhat historic and relates to a rent review from October

2008.  The building extends to 551.7 m² (5,939ft²) and the rent review was

settled at £75,000 pa reflecting circa £136 per m² (£12.63 per ft²).  The lease is

a 10 year full repairing and insuring lease from October 2003 and initially

incorporated a break in year 5.  In terms of the rent review the hypothetical term

was for 10 years.

 Unit 7 Meridian Business Park was also let on a short term basis around the

end of the year 2009.  The agent has confirmed that this was let for three

months to a charity at nil rent.  The purpose of this letting was to re-set the

landlord’s liability for void rates.
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4.37 In terms of industrial, there has been over 3 million ft2 of industrial floorspace developed

at Meridian Business Park since the 1980s providing an important distribution location

for a number of large high quality occupiers such as Royal Mail, Boden and Transcare

Distribution. The largest building on the site is 110,000 sq ft occupied by Boden

4.38 The Park is generally well occupied.  However, the following office accommodation is

available:

 Merus Court – 2,100 ft² available for sale or to let

 Centurion Court – 4,049 ft² available at a quoting price of £12.35 per ft²

 4 Meridian Village – 1,274 ft² available at a quoting price of £14.12 per ft²

 4 Merus Court – 1,814 ft² available at a quoting rent of £12.50 ft²

 Southpoint House, Harcourt Way – 1,427 ft² available at a quoting rent of

£11.15 per ft²

 5-6 Harcourt Way – 2,526 ft² available at a quoting rent of £13.86 per ft²

 7 Harcourt Way -  1,324 ft² available at £12.10 per ft²

 Unit 18b, Meridian Business Park – 5,373 ft² available at a quoting rent of

£11.35 per ft²

 1st Floor Southpoint House, Harcourt Way – 1,456 ft² available at a

quoting rent of £15.10 per ft²

 Park House – 8,415 ft² available at a quoting rent of £12.75 per ft²

 Bramcote House, Ervington Court – 1,515 ft² available at a quoting rent of

£14.52 per ft²

 Centre Court, Meridian North – 2,705 ft² available at a quoting rent of

£12.94 per ft²

 Express House, Dominus Way – 10,144 ft² available at a quoting rent of

£14.10 per ft².

4.39 The following industrial accommodation is available:

 Tiber Way – 28,197 ft² available at a quoting price of £5.00 per ft²

 Centurion Way – 30,388 ft² available at a quoting rent of £4.65 per ft²

 6 Vitruvius Way – 12,072 ft² available at a quoting rent of £4,97 per ft²

 Unit C Tiber Way – 14,209 ft² available to rent

 24 B Centurion Way – 11,450 ft² available at a quoting rent of £5.50 per ft²

 12 Meridian South – 33,198 ft² available at a quoting rent of £4.67 per ft².
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Carlton Gate

4.40 Carlton Park is a 120 acre site situated two miles to the south of Junction 21 of the M1.

The site was formerly the Carlton Haynes Hospital, which opened in 1904 and was the

County Lunatic Asylum.  The hospital finally closed in 1996 when the site was

purchased by Alliance and Leicester for their new headquarters.

4.41 Alliance and Leicester built a 500,000 ft2 Headquarters Building on the site, which was

completed in 1998. Carlton Park also has a Racquets and Health Club, David Lloyd

(formerly Next Generation), which opened in the summer of 2006.  There is also a Busy

Bees Nursery at the site.

4.42 The remaining available development land was purchased from Alliance and Leicester

by Carlton Hayes Developments a joint venture between Miller Birch and Cannock.

4.43 The site is split into two parts known as Forest and Lakeside. Forest provides 4.7 acres

of development land with outline planning permission for small office accommodation of

2,500 ft2 up to a total development of 80,000 ft2. Lakeside is a development of 5.1 acres

of land with outline planning permission for office buildings of 12,500 ft2 up to 50,000 ft2.

The total development permitted on Lakeside will be 90,000 ft2 including a Leapfrog

Nursery.

4.44 Work was due to commence on two speculative buildings in Spring 2007, one of 12,250

ft2 and one of 23,600 ft2.  However, this development did not occur due to the state of

the market and a lack of developer confidence in the location that is slightly off pitch for

office development.  Marketing details can be found in Appendix 6.

The Warrens Industrial Estate

4.45 This is a mixture of office and industrial accommodation built out in the mid 1990s by

Westleigh Developments Limited. The estate offers mainly small courtyard offices and

small to medium sized industrial accommodation.  The estate appears to have been

developed piecemeal over a number of years.
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4.46 The estate is well occupied. Tenants include Case Pack, 3TC Software, Guest Trucks,

LFE Insurance, Pipe Media and Eucarta & Co.

4.47 The following office accommodation is being marketed at the Warrens Business Park:

 Warren Court, Feldspar Close – 1,591ft² available at a quoting rent of £12 per

ft²

 Unit 25 Warren Park Way – 3,487 ft² available at a quoting rent of £12 per ft²

 Unit 17, Warren Park Way – 1,153 ft² available at a quoting rent of £10.20 per

ft²

 Units 1 and 2, Warrens Business Park – 3,070 ft² available to rent

 Unit 23 Warren Park Way – 1.565 ft² available at a quoting rent of £12.15 per

ft²

 Unit 5 Warren Park Way – 691 ft² available at a quoting rent of £13 per ft²

 First Floor Unit 17 Warren Park Way – 1,153 ft² available at a quoting rent of

£10.20 per ft

4.48 The following industrial unit is vacant:

 Bruce House, Quartz Close – 25,000 ft² available for sale with vacant

possession. Price on application.

Summary

4.49 The area around Junction 21 of the M1 motorway, where it intersects with the M69, has

become a highly successful business location, with well established and mature

business parks and industrial estates.  It is the premier pitch for offices, industry and

distribution at a local and sub-regional level.

4.50 As a result, there is now a quantitative and qualitative shortage of development land.

The limited land available (at Grove Park and Carlton Park) is promoted for offices.

There is no development land of real quality that is available and deliverable that is

suitable to attract and accommodate industrial and distribution companies.  It is these

type of requirements that the SES is intended to serve.
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5 SITE CHARACTERISTICS OF THE LAND OFF THE WARRENS STRATEGIC
EMPLOYMENT SITE

5.1 We consider the site to be attractive for employment development, both absolutely and

relatively, compared to other competing locations.  This is due to its inherent site

characteristics, with particular reference to location, situation, siting and delivery.  These

are considered in turn below.

Location

5.2 The site is located at the intersection of the M1 and M69 motorways.  This intersection

lies at the heart of the “Golden Triangle” - the prime location for large high bay

distribution, serving both a national and regional market.  In addition, these motorways

are important for other employment land markets.

5.3 The area around the M1/M69 intersection is an established employment area.  Over the

last 15/20 years it has proved to be a very successful pitch for distribution, industry and

offices. The most notable developments comprise Grove Park and Meridian Park.

5.4 The general area around Junction 21 is very accessible to a large labour market.  This

labour market takes in not just Blaby, but the wider area, including the neighbouring

authorities of Leicester and Wigston and Oadby.  The site is accessible to both rural

areas where many executives and owners of businesses live, and areas of deprivation

and need.  This mix will be attractive for many companies looking to invest or expand in

this area.

Situation

5.5 The close proximity of the Strategic Employment Site to the Sustainable Urban

Extension of Lubbesthorpe is a real advantage.  The Sustainable Urban Extension will

provide both labour and amenities.  With increasing petrol prices and congestion, and

factors such as childcare, the local sourcing of labour is becoming a more pressing

issue.  The close relationship between the SUE and SES will provide real sustainability

benefits.
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5.6 The established employment areas around Junction 21 are already reasonably well

served by amenities, such as a large food store (J Sainsbury’s), other retailer outlets

(Fosse Park), a hotel and restaurants.  However, the development of the Sustainable

Urban Extension of Lubbesthorpe, the other side of the M69 motorway, will provide an

additional and a different level of amenities in the proposed district centre.  This will

include further food retail outlets (providing choice and competition), financial outlets (eg

banks, estate agents, etc), restaurants, local businesses, community and health

facilities.  In addition, the two local centres within the Sustainable Urban Extension will

provide a lower order of amenity.

5.7 The proximity and accessibility of these amenities will be very attractive to employers.

Increasingly, it has become clear that staff desire a place to go for lunch or coffee or to

perform normal shopping tasks at the beginning or end of the working day.  It is for this

reason, amongst others, that there has been a shift back in the office market to city and

town centre.

5.8 The area is also well served by public transport.  A park and ride facility is located at the

junction of Leicester Lane and the B4114 very close to the proposed new junction off

Leicester Lane where the new SES will be developed. This may be connected to the

site through public transport investment generated by the development of the adjacent

Sustainable Urban Extension.

5.9 The masterplan, found in Appendix 1, proposes a direct access to the south of the

Strategic Employment Site to Leicester Lane.  Leicester Lane is not classified.

However, it is a wide road with good visibility and designed to take all forms of traffic.  It

provides a direct access to the B4114, which in turn connects to the outer ring road to

Leicester (A563) and Junction 21 of the M1 motorway itself.  Junction 21 is an all

movements junction, with no restrictions.

5.10 The local road network also provides good penetration to the neighbouring labour

markets.  The B4114 extends into the A5460, a radial route to Leicester.  In addition,

the outer ring road provides access to potential employees living in the outlying areas of

Leicester, such as Braunstone, Wigston and Oadby.
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5.11 Leicester Lane also provides good access to Enderby, Narborough and outlying villages

to the south and east.

5.12 The site is located in a very prominent position.  Both the north and eastern boundaries

are visible from the M69 and M1 motorways respectively.  The eastern boundary of the

site is particularly prominent to north bound traffic on the M1 motorway.

Site

5.13 The site is of a good size and divisible into developable plots to accommodate a variety

of requirements.

5.14 The net developable area, taking out strategic infrastructure and woodlands, is 21

hectares.  This equates broadly to the level of allocated land identified and required by

the PACEC study and Policy 4 of the draft Core Strategy respectively. The site can

deliver a significant quantity of the right type of floorspace (see below for details) to

meet both the local and sub-regional needs referred to by the Core Strategy.

5.15 The proposed Strategic Employment Site can be broken down into four plots, as

follows:-

 Plot E1 – 1.8 hectares

 Plot E2 – 6.6 hectares

 Plot E3 – 9.5 hectares

 Plot E4 – 3.1 hectares.

5.16 Assuming a general plot ratio of 40% for all B Class uses, each plot will be able to

generate the following floorspace:-

 Plot E1 – 7,200 m² (77,500 ft²)

 Plot E2 – 26,400 m² (284,200 ft²)

 Plot E3 – 38,000 m² (409,000 ft²)
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 Plot E4 – 12,400 m² (133,500 ft²)

 Total – 84,000 m² (904,200 ft²).

5.17 This is a strategic scale of employment development.

5.18 Both Plot E2 and E3 are large enough to accommodate and attract requirements for

distribution floorspace along the M1 corridor of 100,000 ft² plus.

5.19 The environment of the site is very pleasant.  Specifically, the boundaries of the site,

particularly to the north and partly to the east, are well landscaped. Design of buildings

in the northern part of the site will take into account observations of English Heritage

concerning the setting of the Scheduled Ancient Monument the other side of the M69

motorway.

Delivery

5.20 The Strategic Employment Site is under the full control over the consortium of

developers. Subject to planning and the construction of an access off Leicester Lane,

the site can be developed and marketed.

Alternative Options Considered

5.21 Appendices 6 and 6A of the draft Core Strategy appraise the alternative options

considered and dismissed for the Strategic Employment Site.

5.22 Two sites were considered.  The first was Enderby Park.  However, this site is not being

promoted for development.

5.23 The second was Glenfield Park. This development has been promoted by Wilson

Bowden Developments and proposes a mixed development of 107,606 m² (1.16 million

ft²) of offices, industrial and distribution floorspace on a site of 27 hectares.  An

application for this development has been submitted and subsequently refused.

5.24 According to Appendices 6 and 6A, this option has been dismissed by the Council for a

number of reasons.  These include:-
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 It is an employment led option only.

 It will be physically detached from any potential sustainable urban extension.

 Land is currently designated as a green wedge.

 The elevated land will be prominent in the landscape and require very sensitive
design.

 It is likely to attract increased traffic through Glenfield Village.

5.25 At the meeting of the Development Control Committee of Blaby District Council of 13

May 2010, an application by Wilson Bowden was refused.  6 reasons for refusal were

given.  These referred to:-

 its location within a designated Green Wedge;

 a failure to demonstrate development would not have a detrimental impact on

the surrounding highway network;

 flood risk;

 archaeology;

 inadequate illustrative drawings; and

 inadequate provision of affordable housing.

5.26 Objections were raised by a number of parties, including the parish councils of

Glenfield, Kirby Muxloe, Groby and Ratby.  One of the concerns was the existing

congestion at the island where exits from the M1 northbound and A46 southbound meet

and the restrictions to Junction 21A of the M1.

Summary

5.27 The site is attractive for employment development, both absolutely and relatively,

compared to other locations.  This is due to its inherent advantages with particular

reference to its strategic location (M1/M69 intersection), its situation (close relationship

to the proposed SUE at New Lubbesthorpe), its size and delivery.

5.28 The site at 21 hectares net developable area can generate c 84,000 m² of B Class

development.  This is a significant scale of development and will attract and

accommodate both sub-regional and local demand.  The land is easily divisible into
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plots and will be able to provide for a full range of property requirements by use class

and size.
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6 MARKET APPRAISAL, MIX OF USES AND DELIVERY

Market Appraisal

B1 Offices

6.1 The inherent characteristics of the land off the Warrens Strategic Employment Site

make it attractive for office development.  It is well located in respect of the national

motorway network and is accessible to a wide workforce and businesses.  In addition,

the amenity and environment of the site is very pleasant, with amenities available both

existing at Fosse Park and in the future through the district and local centres of the

Sustainable Urban Extension.

6.2 However, the development of B1 offices in this location has been arguably over done in

recent years.  Many Leicester based businesses have relocated here over the last

10/15 years from the city centre.  Whilst there will be a degree of churn from some of

the older out of town stock to new buildings, it is questionable how much more demand

there is for new offices out of town.

6.3 In addition, we are finding that there is an increasing focus on the city centre, which is

more competitive in terms of providing amenities and public transport.  This shift has

been supported by planning policy and regeneration efforts of Prospect Leicestershire.

6.4 Currently, there is still a fair degree of available development land at both Grove Park

and at Carlton Park for offices.  The site is less accessible than Grove Park to the

motorway junction and amenities at J Sainsbury’s and Fosse Retail Park.  Until this

scheme is complete, it will suffer by comparison in attracting office enquiries.

6.5 On this basis, we do not see significant activity in the B1 office sector.  However, given

the inherent characteristics of the site, there will be some attraction.  We consider the

take-up is likely to be restricted to smaller units with a maximum take-up of 1,000 m² per

year.
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Distribution

6.6 The site is very attractive to large high bay warehousing.

6.7 Despite the economic outlook, the B8 sector continues to be active, with the level of

standing stock much reduced over the last 12 months.

6.8 The M1 motorway from Milton Keynes to Nottingham remains the prime pitch for

requirements, ranging from 10,000 m² to 100,000 m².  An example of the latter is the

Marks and Spencers’ national distribution centre at Castle Donington.

6.9 There is still an inventory of sites along the M1 corridor.  However, there are no obvious

new sites serving Leicester, well connected to the motorway network,, that are available

and have planning permission.

6.10 The site would be sufficiently accessible and would be attractive to TPLs, retailers and

others requiring new space in this market.  Due to its size, topography and shape, the

site would not be able to attract the very largest enquiries (ie 25,000 m² plus). This is

the threshold employed by the RSS for regional distribution sites greater than 50

hectares and with direct rail access. However, it will be able to accommodate

requirements in the 5,000-25,000 m² range – a range more suited for Strategic

Employment Sites.

6.11 We project an average take-up rate of 7,500 m² per annum for distribution.  However,

this rate could prove to be conservative if larger requirements (ie greater than 15,000

m²) are captured.

Industrial

6.12 Meridian Park and the Warrens provide a good supply of more traditional mixed

industrial accommodation. Despite the current economic conditions, there would not

appear to be an over supply of vacant property relative to other locations in the

Midlands.  Moreover, there has been very limited development in this sector, as with

distribution, due to a lack of suitable sites available in the area.

6.13 We see further demand in this sector when the economy recovers, given the lack of

suitable sites, when this site comes forward for development. We project an average
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take-up of 2,500 m² of traditional B1, B2 and B8 accommodation.  Again, this may prove

to be conservative depending on the size of requirements and the timing when the

market for speculative development returns.

Mix of Uses

6.14 Assuming a broad development area of 21 hectares, we consider the following mix of

uses is likely:-

Table 6 – Projected Split of Uses

Type Floorspace (m2) Land Take (ha)

B1 Offices 7,600 1.9

B1/B2/B8 19,700 4.9

B8 56,700 14.2

Total 84,000 21.0

6.15 In terms of location, we consider the B1 offices will be best situated at either the two

entry points.  These are the north western corner of Plot E1 or the southern corner of

Plot E3.  In addition, there may be scope for some offices within any retained buildings

on Plot 4.

6.16 The standard industrial accommodation (B1/B2/B8) would require least prominence.  It

would work well in the remainder of Plot E1, part of Plot E2 and the remainder of Plot

E4.  It would represent traditional estate accommodation with units from 1,000 m² to

5,000 m².

6.17 With regard to large high bay warehousing, Plot E3 is the largest plot and holds good

prominence to the north bound carriageway of the M1.  This will be an attractive

location.  In addition, Plot E2, at 6.6 hectares, would also be suitable.

Non B Class Uses

6.18 As referred to in Section 3, increasingly employment is being accommodated in sectors

that do not require traditional employment land.  Particular sectors where this applies
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include health, education, retail and other services (eg hotels, leisure and community

uses).

6.19 The district centre is likely to be the focus to some of these uses.  It is likely that this

centre will be anchored by a food store (with its sized governed by the extra spending

power of the new neighbourhood and its immediate catchment), with other vital

amenities (eg sandwich shop, newsagent, doctors surgery, dry cleaners, take-away

restaurant) in close vicinity.

6.20 In addition, there may be some demand for quasi employment uses, such as a care

home and other care facilities.  The level of demand in this sector would depend on

current provision and local demographics.

Summary

6.21 We consider the site will be particularly attractive to industrial and distribution operators,

where there is a perceived and real shortage of quality development land.  The site, due

to its inherent characteristics, will also be attractive for offices.  However, we do not

foresee such significant activity in this sector.
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7 CONCLUSIONS AND RECOMMENDATIONS

7.1 The Core Strategy states that a balance of employment types will be expected at the

Strategic Employment Site.  The mix of employment types should reflect the needs of

new and existing residents and should be informed by the Blaby District Employment

Land and Premises Study and the Leicester and Leicestershire Employment Land

Study.

7.2 BE Group recommended in its Blaby District Employment Land and Premises Study

that at least two thirds of the new employment land allocation should be geared towards

B1 light industrial, B2 and B8 uses.  This was to satisfy the demand for this type of

space and recognised that over three quarters of existing land supply was then targeted

towards the office sector

7.3 Having undertaken gap analysis between demand and supply, the authors of the

Leicester and Leicestershire Employment Land Study concluded that there is a need for

a strategic employment allocation for industrial and warehousing development of

approximately 24 hectares within the built up area of the District of Blaby. This would

provide for 11.8 hectares of industrial land and 12 hectares of distribution land.

7.4 Land off the Warrens is attractive for employment development, both absolutely and

relatively, compared to other competing locations. This is due to its inherent site

characteristics, with particular reference to location, situation, siting and delivery.

7.5 The site is located at the intersection of the M1 and M69 motorways.  This intersection

lies at the heart of the “Golden Triangle” - the prime location for high bay distribution,

serving both a national and regional market.  In addition, these motorways are important

for other employment land markets.

7.6 The close proximity of the Strategic Employment Site to the Sustainable Urban

Extension of Lubbesthorpe, and the ease of access between the two, is a real

advantage.  The Sustainable Urban Extension will provide both labour and amenities

leading to sustainable patterns of development.
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7.7 The site is located in a very prominent position.  Both the north and eastern boundaries

are visible from the M69 and M1 motorways respectively.  The eastern boundary of the

site is particularly prominent to north bound traffic on the M1 motorway, which offers a

strong commercial advantage.

7.8 The site is of a good size and divisible into developable plots. The net developable

area, taking out strategic infrastructure and woodlands, is 21 hectares. Assuming a

general standard plot ratio of 40%, each plot will be able to generate the following

floorspace:-

 Plot E1 – 7,200 m² (77,500 ft²)

 Plot E2 – 26,400 m² (284,200 ft²)

 Plot E3 – 38,000 m² (409,000 ft²)

 Plot E4 – 12,400 m² (133,500 ft²)

 Total – 84,000 m² (904,200 ft²).

7.9 This is a significant scale of development and will attract and accommodate both sub-

regional and local demand.

7.10 Both Plot E2 and E3 are large enough to accommodate and attract requirements for

distribution floorspace along the M1 corridor of 10,000 m² plus.

7.11 The site is under the full control of the consortium of developers.  As soon as planning

permission is granted, and access is gained from Leicester Lane, the site can be

developed and marketed.

7.12 The inherent characteristics of the site make it attractive for office development.

However, the development of B1 offices in this location has been arguably over done.

We are finding also that there is an increasing focus on the city centre. Currently,

there is still a fair degree of available development land at both Grove Park and at

Carlton Park. On this basis, we do not see significant activity in the B1 office sector.
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Instead, take-up is likely to be restricted to smaller units with a maximum take-up of

1,000 m² per year.

7.13 The site is very attractive to high bay warehousing. The site would be sufficiently

accessible and would be attractive to TPLs, retailers and others requiring new space

in this market. The site would not be able to attract the very large enquiries (ie 25,000

m² plus).  However, it will be able to accommodate requirements in the 5,000-25,000

m² range – a range aligned with how Strategic Employment Sites are interpreted by

the Local Planning Authority. We project an average take-up rate of 7,500 m² per

annum for distribution.  However, this rate could prove to be conservative if larger

requirements (ie greater than 15,000 m²) are captured.

7.14 We see further demand in the industrial sector when the economy recovers, given the

site’s advantages and the lack of other suitable sites.  We project an average take-up

of 2,500 m² of traditional B1, B2 and B8 accommodation.

7.15 Assuming a broad development area of 21 hectares, we consider the following mix of

uses is likely:-

Projected Split of Uses

Type Floorspace (m2) Land Take (ha)

B1 Offices 7,600 1.9

B1/B2/B8 19,700 4.9

B8 56,700 14.2

Total 84,000 21.0

7.16 In terms of location, we consider the B1 offices will be best situated at either the two

entry points (i.e. top of Plot E1 and southern corner of Plot E3 or within retained

buildings on Plot E4). The standard industrial accommodation (B1/B2/B8) would

require least prominence.  It would work well in the remainder of Plot E1,part of Plot

E2 and the remainder of Plot 4. With regard to high bay warehousing, Plot E3 is the

largest plot and holds good prominence to the north bound carriageway of the M1. In

addition, Plot E2 would be suitable also for distribution.

7.17 In summary, the site will be able to deliver over 84,000 m² of new floorspace.  This is a

significant level.  Moreover, qualitatively it will attract and provide for the balance of
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employment uses considered necessary by the various studies (i.e. PACEC and BE

Group reports).  This will help feed both regional and local markets.
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