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Purpose of the Study Research into industrial estates to understand their characteristics,
success factors and how the Park Royal industrial area is perform-
ing against these.

Key outputs * A methodology to assess/evaluate industrial estates which
identifies the key characteristics which make them attractive to
prospective businesses.

* An assessment and baseline of Park Royal in relation to other
UK and European Industrial Estates, and it relative competitive
position

Key recommendations Recommendations for how Park Royal can improve its competitive

position, including:

» protecting industrial land;

* ensuring a greater diversity of unit sizes;

* addressing infrastructure issues; and

* improving access to amenities.
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Executive Summary

Introduction

Regeneris Consulting and We Made That were commissioned to carry out research into industrial

estates with a view to understanding the characteristics of the estates, their success factors and
how Park Royal is performing against these. The specific objectives of this study are summarised

below:

1) Design a methodology to assess / evaluate industrial estates by identifying the key
characteristics which make an industrial estate attractive to prospective businesses.

2) Use the methodology to assess and baseline Park Royal in relation to other UK and
European Industrial Estates.

3) Detail Park Royal’s competitive position relative to the other industrial estates and with
respect to specific business sectors.

4) Recommend how Park Royal can improve its competitive position.

ii. An initial long list of possible case study locations was developed (15 in total), and this was refined
to a shortlist following a meeting with the steering group. The shortlist is summarised below and
the case studies were selected to focus on those which could generate lessons for Park Royal and
particularly those which were thought to perform well.

Comments Consultations
Trafford Park Strong similarities to Park Royal in terms of VILL
size and proximity to major city
Slough Trading Estate Strong performing estate which could Vv Council
generate lessons
London Riverside Fairly significant in size in London terms & Vv BID
performs well
Manor Royal Interest in BID and how performance has Vv BID
improved
NE Enfield inc. One of the largest estates in London after Park V Council
Brimsdown Royal and interested to understand how
cluster performs
A40 Corridor Qualitative assessment to understand how Vv JLL

this might compete/complement Park Royal

Clean-tech Copenhagen

Qualitative assessment to generate lessons on
key sector for Park Royal

V Director of
Business Dev.

iii. An assessment framework was developed focusing on the following criteria and each site has been

assessed against these:

° Economy

regeneris
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vi.

Vii.

viii.

Xi.

° Proximity to key markets and workforce

° Transport Access

° Physical Attributes

° Development Potential

° Management and Ownership

Park Royal

Park Royal is the largest industrial estate in London, and is reportedly one of the largest in Western
Europe. With 52,300 jobs in 2,300 businesses, Park Royal produces £3.5bn GVA per annum. As
such, the estate has the highest number of jobs, businesses and GVA out of all the sites assessed.

Key sectors for Park Royal in terms of their scale and levels of specialisation include broadcasting,
manufacturing, transport and logistics. However, GVA per capita which is £67,100 is the lowest of
all of the London industrial estates. This reflects the presence of lower value uses such as food
manufacturing as well as employment in health with two hospitals located just outside of the
estate (but reflected in the data due to data collection boundaries used).

A key indicator of the performance of industrial estates is rental prices and Park Royal has the
highest rental prices out of all the estates analysed (£15 ft2). Vacancy levels on the estate are
average (3.6%) compared to other estates we have looked at.

Park Royal has strong access to large markets in Central and Western London. However, the poor
road infrastructure with high levels of congestion means that Park Royal has the lowest number of
people within a commutable distance (expect Manor Royal).

In terms of infrastructure, current energy capacity is reasonable at present, however this is not

capable of accommodating future growth. The segregated land ownership at Park Royal compared
to other estates means that it is more difficult to address issues such as infrastructure.

Case Studies

Trafford Park

Trafford Park is the first planned industrial estate which still retains manufacturing and engineering
strengths. There are 40,100 employees across 1,500 firms and key sectors include wholesale and
retail (with intu Trafford Centre located here), advanced manufacturing and other creative
services.

GVA per employee is £54,640 which is below other estates and only 23% of employment is in higher
value sectors. This reflects the presence of lower value sectors such as retail and manufacturing.
The estate has lower density levels than Park Royal with 76 jobs per ha. Vacancy rates are the
highest of all the estates we looked at after Brimsdown at 5%.

There are good transport links by road and public transport. The Manchester Metrolink extension
which will run through the park will be completed in 2021 which will improve public transport links
even further.




Xii.

xiii.

Xiv.

XV.

XVi.

XVii.

XViii.

XiX.

XX.

Whilst the estate is limited in terms of land available for future development, there are no real
issues in terms of utilities available which could constrain development. As with Park Royal,
Trafford Park has fragmented ownership patterns.

Key lessons for Park Royal include the following:

° There are perceptions that the estate feels ‘open’ and less dense than Park Royal

° Discussions suggest that there are lower levels of congestion which makes the site
attractive

° Future development is not constrained by utilities and transport which provides

opportunities for intensification

Slough Trading Estate

Slough Trading Estate is reported to be the largest industrial estate in single private ownership in
Western Europe. It provides 19,000 jobs across 900 businesses.

Key sectors include ICT & Creative Media, advanced manufacturing and manufacturing and there
are a large number of multi-national headquarters and data centres. Given the strong ICT presence
it is one of the most productive industrial estates with 31% of employment in high value sectors.
Overall the estate produces £1.66bn in GVA per year.

Slough Trading Estate has very good access to the road network and Heathrow Airport. It is also
set to benefit from Crossrail. Due to the existing strong links, this estate has the second highest
size of workforce within a commutable distance

Rents are the second highest after Park Royal and there is a low vacancy rate (2.2%), which all
points to strong demand for premises. A single land owner (SEGRO) has improved site co-
ordination and overall, the estate has good levels of public realm and there are low levels of crime
on site. SEGRO is reportedly set to invest £110 million within the next four years.

Key Lessons for OPDC include:
. Very good access to highly skilled labour which has helped specialisation in ICT

. Centralised management (SEGRO) has enabled the co-ordination and implementation of
investment, leading to low vacancy and crime rates

London Riverside

For the purpose of this assessment, we have focused on the BID area at London Riverside which
was established in 2007. This is one of the smallest industrial estates examined, with 8,200 jobs
and 600 businesses. Key sectors at London Riverside include utilities, transport and logistics and
manufacturing.

The estate produces £615m in GVA per year, which is equivalent to £75,300 per employee (around
average compared to other estates we haveexamined). Nearly half of employment is in high value
sectors which reflects the presence of employment in utilities and logistics which typically have
higher GVA per employee.
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London Riverside has the lowest employment density, largely due to Rainham Landfill. There are
also low vacancy levels (1.3%) and low crime rates, which has been attributed to the presence of a
BID.

Due to its strong transport links, London Riverside has the third largest pool of labour available
within a commutable distance. The local housing stock is cheaper than Park Royal which allows the
estate to attract a readily available workforce from nearby. There is also very good access to the
Port of Tilbury and London Gateway. London Riverside does however have poor public transport
connections which are being improved with new improvements.

SEGRO are a significant investment partner in the area which helps to maintain the attractiveness
of the estate.

Manor Royal

Manor Royal has the highest density levels out of all the industrial estates in this study, with 121
employees per ha. Overall, there are 29,000 jobs across 1,500 businesses. Key sectors include the
public sector, utilities and advanced manufacturing.

Total GVA is £2.6bn per year which is the second highest behind Park Royal. GVA per capita is
£89,600 which is the second highest behind Brimsdown.

The site has relatively poor access to markets being 30 miles from Central London and having no
large towns in the surrounding area. Manor Royal also has the smallest potential workforce within
a commutable distance.

Very close proximity to Gatwick Airport heavily influences Manor Royal and is seen as a key
strength. There is good supporting infrastructure, and good public realm.

Key lessons for Park Royal are that overall, the BID has had a positive impact on the industrial estate
by:

° Reducing crime levels through a warden scheme, ANPR and CCTV cameras
° Improving public realm through pocket parks
° Upgrading all phone cabinets to fibre cabling for superfast broadband

North East Enfield including Brimsdown

North East Enfield covers five industrial estates which are Freezywater, Innova Park, Brimsdown,
Redburn Trading Estate and Meridian Business Park. Across the area, there are 12,900 jobs in 625
businesses (7,500 jobs at Brimsdown).

North East Enfield produces £965m GVA across all sites per year and Brimsdown has the highest
GVA per worker in the study (£96,300). Key sectors include manufacturing, construction, transport,
logistics and utilities. The high GVA per worker is attributable to the presence of logistics and
utilities jobs. Despite this, the site has proximity to a workforce with low skill levels relative to other
sites.

There is good access to markets. However, there are high congestion levels around the M25
interchange, with all sites using one junction though there are plans to improve this in the future.
Public transport will be strong in the future since the site will benefit directly from Crossrail 2.

regeneris IR T
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There are average vacancy rates (3.5% across all sites and 5.6% in Brimsdown) and good public
realm as well as low crime levels.

Key Lessons for OPDC are that North East Enfield is one of Park Royal’s key competitors for
transport and logistics firms, and has better access to M25 and routes to the North (A1/M1/M11)
with good connections to Central London.

A40 Estates

Greenford is often considered as an alternative location to Park Royal. Proximity to the A40
provides good access to markets with companies like Jack Wills, Sainsbury's and Tesco locating
distribution depots on site. There is also good public transport (central line and Greenford station)
which provides good access to labour.

The average price for space on the site is £13 per sq ft which is cheaper than Park Royal. Brompton
Bicycles have recently moved into an 86,000 sq ft space on site which is a sign of the areas
attractiveness.

Perivale and Alperton are also close to the A40. Key sectors for the Perivale estate are in vehicle
sale, storage and repair, or are related to the Film Industry. There is good public transport access
at both Perivale and Alperton but the estates are constrained by the capacity for intensification.

The key lessons for OPDC are as follows:

. Inability of Park Royal to provide some of the types and quality of spaces required has
allowed Greenford to thrive

. Sites have better access to public transport which could improve the competitiveness of
the site relative to other sites

Copenhagen Clean-tech

The Copenhagen Clean Tech Cluster (CCC) is a group of businesses which work to develop and
deliver solutions which aim to tackle challenges relating to improving efficiency in the life cycle of
products. The cluster opened in 2012, 40km North West of Copenhagen.

There are currently 12 — 15 Clean Tech companies operating in the area employing 1,300 people.
Around 370 hectares of space has been assigned to the Copenhagen Clean Tech Park in line with
the city Masterplan. R&D support is provided through the central government, municipalities and
close cooperation with local Universities

Key Lessons for OPDC are as follows: high levels of co-operation between all stakeholders is crucial
to understand business needs; access to R&D institutions is also essential.
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A Comparison

xli. The key points for Park Royal based on the assessment are summarised below:
Economy Proximity to Key Markets, Workforce | Physical Other
and Transport Access
e Park Royal is the largest industrial | ® Park Royal has good access to e 52% of space is warehousing and Highly fragmented land

estate in terms of employees and
jobs but not size

Second most ‘dense’ site with 105
employees per ha after Manor
Royal (121).

Average in terms of GVA per
employee (£67,147) but above
Trafford Park (£54,640). Lowest in
London area.

Linked to this, higher value
employment only accounts for
29% of total. Only Trafford Park
and NE Enfield have lower %
Highest rental levels (£15ft2)
compared to all other estates
which confirms strong
performance

markets, with the largest number
of businesses and employees

within a 25km radius out of all °

industrial estates
e High congestion in AM and PM

peaks, means Park Royal has poor | e

number of employees within
commutable time.

e High level of potential workforce | e

educated to degree level (and
above).

e Relatively few educated to A
Level (or equivalent).

e Poor public transport connections
at present, but set to be
drastically improved with
Crossrail (and HS2).

only NE Enfield / Brimsdown have
higher percentage (64/65%)
Average size of unit is smaller
than all other estates at 7,800ft2
which reflects diversity of estate
Vacancy rate at 3.6%. Only
Trafford Park (5%) and
Brimsdown have higher (5.6%).
High levels of crime in Park Royal
- over 120 crimes recorded in
April 2016, although a large
proportion is associated with
Central Middlesex Hospital.

ownership in Park Royal
compared to other sites

No platform for ‘day to day’
management of the site similar to
a BID which could address issues
around security

Utilities good at present, but lacks
capacity for expansion

Limited supply of industrial units
(as shown in rental values) could
prevent future growth.
Congestion in the area is a major
issue, especially with regard to its
competitiveness relative to other
industrial estates

regeneris
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xlii.

Conclusions

Some of the key points which should be considered by the OPDC to inform the Park Royal Industrial
Estate work programme as well as other OPDC strategies and documents (including the Local Plan)
are:

° Park Royal is likely to remain attractive to businesses in the future due to its proximity close
to Central London and the reduction in industrial space available in other locations across
London. There is a need to ensure there are sufficient sites and premises in Park Royal
which can meet modern needs, and ensure that existing sites are protected to maintain
the area’s competitiveness.

° Park Royal’s economy is particularly niche and appears to be focused around
manufacturing, storage and distribution linked to supplying Central London. This is likely to
remain a strength, though if rents continue to rise this could prohibit new firms moving
into the area.

° There is a need to protect industrial land in response to pressure from other uses. Other
industrial estates have reported losing industrial land to residential and office-led
developments, which Park Royal should resist, and potentially stands to gain from if
businesses are forced out of other estates.

° Intensification needs to happen in a way which is sympathetic to the area to maintain Park
Royal’s attractiveness, especially given that employment is already relatively dense. A clear
plan is required to identify the key sectors and locations for intensification.

° A BID (or something similar) could help to address some of the issues that Park Royal
currently faces, including high crime levels and poor public realm. Experience from other
industrial estates shows that BIDs can be successful at pooling resources together for
investment and helping to improve co-ordination between key stakeholders.

° There is a need to address some of the other factors which could constrain growth
particularly infrastructure and congestion. Park Royal has one of the lowest number of
people able to access the site (by both car and public transport), and this means it is not
fully able to take advantage of the wide range of labour and skills available across London.

° Access to infrastructure such as energy, water and broadband could become a real limiting
factor which hinders intensification and growth at Park Royal. Most other sites (except
London Riverside) have the capacity to expand and the absence of this at Park Royal could
affect its competitiveness. A plan should be put in place to address this and ensure that
capacity is in place over the short term (next five years).

° Improvements to public transport at Old Oak are also important to open up the area to
investment and improve the number of people able to access the site. Whilst public
transport is good around Park Royal, within the site itself this could be improved. A new
High Speed 2 and Crossrail interchange at Old Oak will improve matters but it is important
that there are good connections across the estate (e.g. through buses).

° OPDC should help to ensure a greater diversity of unit sizes to allow a range of businesses
to locate at Park Royal. Provision of space for SMEs will be particularly important due to
pressure from alternative uses and move on space which can allow smaller firms to remain
in the area will also be required. This could be achieved through careful planning policy and
is particularly important in light of rising rents, which could prohibit start-up firms moving
into the area.




Access to amenities (such as retail, food and drink, hotels and leisure) has also been
identified as being inadequate at Park Royal. Planning policy should encourage these uses
to be developed e.g. through identifying suitable spaces.

Relative to other London industrial estates, Park Royal has a lower productivity per worker
(in part due to the presence of some lower value sectors such as food manufacturing). The
OPDC could consider ways to raise productivity levels, for example developing the area’s
current strength in manufacturing towards more advanced forms of manufacturing. The
OPDC Future Growth Sector Employment Study will consider this issue in more detail,
identifying the key sectors which are likely to drive employment growth in the future and
the potential to support higher value employment. Attracting higher value employment
opportunities would enable Old Oak and Park Royal to capitalise on the highly skilled pool
of labour locally.
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1.1

1.2

1.3

14

1.5

Introduction

Study Purpose

The Old Oak and Park Royal Opportunity Area Planning Framework (OAPF) adopted by the Mayor
of London in 2015 sets out an ambitious vision to capitalise on the major investment in transport
infrastructure at Old Oak Common to create a new commercial centre in London. A new
interchange station at Old Oak Common will provide a focal point for High Speed 2, Crossrail and
the Great West Main Line. Old Oak is identified as having the potential to deliver 24,000 new homes
and 55,000 new jobs over the next 30 years.

Today, Old Oak is 105 hectares of industrial and railway land in west London. The area has limited
public transport access and is occupied primarily by railway depots, rail lines, waste sites, and other
secondary uses. To the west of Old Oak is the Park Royal industrial estate. The industrial estate
spans 500 hectares and is one of the largest in Europe. The OAPF identifies Park Royal as having
capacity for further growth through intensification, with an indicative target of 10,000 new jobs.

It is recognised that there is limited research into industrial estates and in response, Regeneris
Consulting and We Made That have been commissioned to look at the characteristics of industrial
estates and their success factors, and, determine how Park Royal is performing against these
success factors. The specific objectives of this study are summarised below:

1) Desigh a methodology to assess / evaluate industrial estates by identifying the key
characteristics which make an industrial estate attractive to prospective businesses.

2) Use the methodology to assess and baseline Park Royal in relation to other UK and
European Industrial Estates.

3) Detail Park Royal’s competitive position relative to the other industrial estates and with
respect to specific business sectors.

4) Recommend how Park Royal can improve its competitive position.

Regeneris have led the work to analyse the key characteristics within each of the industrial estates
and understand Park Royal’s competitive position with We Made That providing expert input to
the site typologies analysis. This study is essential in supporting Old Oak and Park Royal
Development Corporation (OPDC) to identify priorities and projects which can ensure the estates
ongoing success and competitiveness. This will inform the Park Royal work programme, which will
set out the future vision for the industrial estate and identify strategic objectives together with a
prioritised project plan of interventions. It will also provide an evidence base to inform other OPDC
strategies and documents including the Local Plan.

Our Broad Approach and Report Structure

In order to inform this study, we have carried out the following key tasks:

° Identified an initial list of potential case study locations and designed a draft framework.
Both of these were discussed at a workshop involving representatives from OPDC, LB Brent,
LB Ealing and local business representatives.

° Following the workshop, a final list of case studies and draft assessment framework were
agreed as set out in Section 2 of this report.

11



° Each of the case study locations were assessed against the framework. Information was
gathered from a range of sources including: planning documents, national data sets (such
as BRES), commercial property data sets (such as EGi) and consultations with key
individuals (Appendix A).

1.6 The remainder of the report is set out into the following headings:

° Approach to Assessment
° The Opportunity

° Case Studies

° Summary and Conclusions

.............................................

regeneris RTINS
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2.1

2.2

2.3

Approach to Assessment

This section sets out our approach to this assessment, outlining the methodology by which
industrial estates were chosen for the analysis. This includes analysing a large selection of industrial
estates before shortlisting those which could provide the most relevant lessons for Park Royal. This
is followed by an overview of the Assessment Framework used to analyse the characteristics of
each of the industrial estates examined as part of this research.

Case Study Locations

The selection process for selecting industrial estates to be examined as part of this research was
conducted by assessing a range of criteria which was agreed at the Inception Meeting. This includes
an initial overview of each industrial estate, including:

° Size — a focus on estates which are 250ha plus in size

° Proximity to major city

° Focus on UK locations, with a small number of European examples
° A range of sectors could be considered

° A strong focus on lessons learned — how can Park Royal improve?

A long list of potential case study locations was shared with the steering group at a meeting in May
2016. The following case study areas were included on the long list (with further information about
these provided in Appendix B):

1) Team Valley, Gateshead

2) Trafford Park, Manchester

3) Slough Trading Estate, Slough

4) London Riverside, London

5) Knowsley Industrial Park, Liverpool
6) Hillington Park, Glasgow

7) Sandyford, Dublin

8) Manor Royal, Crawley

9) Brimsdown, London

10) The Bridge, Dartford

11) Wrexham Industrial Estate, Wales
12) Aycliffe, Durham

13) Parc industriel de la Plains de I’ain, Lyon
14) Kassel Industrial Park, Kassel

15) Parisud Senart, Paris

.............................................
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2.4

2.5

2.6

Following discussions with the Steering Group, it was agreed that the focus for this study should
be on a smaller number of estates, focusing on those which were most comparable to Park Royal
and those which were considered to be most successful and could generate lessons for OPDC. The
following case studies were agreed and are illustrated in Figure 2.1 below:

o Trafford Park Industrial Estate

° Slough Trading Estate

o London Riverside

° Manor Royal

° North East Enfield including Brimsdown (Upper Lee Valley)

Figure 2.1 Location of Case Studies
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In addition to these case studies, it was decided that there were two locations which OPDC would
like to learn more about but which should not be assessed fully using the assessment framework
described below. A qualitative assessment has been made of these areas which include the
following:

° A40 Corridor including Greenford, Alperton/Perivale and Staples Corner —in recognition of
the areas proximity to Park Royal and that it sometimes competes with this area.

° Copenhagen Clean Tech Park — recognising OPDCs interest in the Clean-tech sector.

Assessment Framework

In order to provide an accurate assessment of Park Royal and its competitive position relative to
other industrial estates, an assessment framework has been developed. This draws upon a range

A I I I A I NA,
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2.7

2.8

2.9

2.10

of data sources such as the Valuation Office Agency (VOA), Estates Gazette (EGi), and the ONS
Business Register and Employment Survey (BRES), as well as documents such as Employment Land
Reviews and web searches. In addition, a range of agents and local stakeholders have been
consulted where necessary in order to strengthen the analysis and fill any gaps.

The analysis has been broken down into six key areas, which allows for a detailed assessment of
each industrial estate and how it compares to Park Royal. The key areas focus on:

° Economy

° Proximity to key markets and workforce
° Transport Access

° Physical Attributes

° Development Potential

° Management and Ownership

For some of the indicators (as shown above), each industrial estate has been rated (good, average,
sub-standard performance) to provide clarity on how Park Royal performs against other industrial
areas. At each stage, lessons learnt for OPDC have been drawn out. Further detail on the six key
areas which have been examined, and the indicators used in each case are provided below.

To allow a quantitative analysis of some of the indicators, geographies have been selected for each
estate which best matches each industrial estate. Maps showing the geographies can be found at
the start of each of the case study sections. In some cases, the lowest geographical area available
for data sources is MSOAs (Middle Super Output Areas), and this level of geography was used for
all BRES and UK Business Count data collection. The MSOA boundaries do not perfectly fit the
industrial estate area, however we have used those which best represent the estates.

Economy

To understand how the economic performance of Park Royal compares to other industrial estates,
the following indicators have been examined:

Table 2.1 Economy Indicators

No of Jobs Total number and change over last five years (2009-2014) Source: BRES
Employment density Number of jobs per hectare Source: BRES

Total number and change over last five years (2010-15)

Source: UK Business Count

No of Businesses

Total GVA Source: UK Regional Accounts
GVA per Employee Source: UK Regional Accounts
Average salary Average salary levels — only available at borough level Source: ASHE
Price per ft2 Average price per ft2 for office and industrial units. Source: EGi
Business Rates Rateable values Source: VOA
Identify 5 largest sectors on estate based on employment and LQs. Source:
Key Sectors BRES

Higher value
employment
Overview of key
employers

% of employment in higher value sectors Source: BRES

Most significant businesses

OO IIONN
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Proximity to Key Markets and Workforce

2.11 The proximity of an industrial estate to its key markets and workforce influences the level of
demand for its products and the ease of obtaining factors of production, including labour and
capital. The indicators examined include:

Table 2.2 Proximity to Key Markets and Workforce

Describing: Good
Access to markets . Connect|v-|ty (e.g. -road, s.ea.and air) Average
¢ No of businesses/jobs within 25km (as crow
flies) Source: BRES Sub-standard
D ibing: Good
Proximity to skilled escrl |ng. . s
e  Working age population within 25km Average
workforce .
e Skills levels, Source: Census Sub-standard
Transport Access

2.12  The transport accessibility of an industrial estate determines the ease with which workers and
businesses can move around, both for commuting and trading purposes respectively. For each
industrial estate the following indicators have been examined:

Table 2.3 Transport

Proximity to Describing: Good
strategic road e  Proximity to key motorways Average
network e  Proximity to A/Trunk Road Sub-standard
Describing: Good
Proximity to public e  Proximity to rail station
. Average
transport e Bus services / cycle routes
e PTAL levels (available for London only) Sub-standard
_ Good
- . Describing:
Proximity to air o . Average
e  Proximity to airports
Sub-standard

Physical

2.13  The physical nature of each industrial estate have been examined, by looking at the:

Table 2.4 Physical

Type of e |llustrative use classes Source: VOA
premises e Analysis by We Made That
Average size of e Proportion of floorspace by type in certain size bands
premises Source: VOA

e  %vacancy level High.
Vacancy levels Source EGi Medium

Low

Access to Access to: Good
infrastructure * Broadband

e Utilities (gas, electricity, water) Average

ORI HAIHH A I HIIHHIANAHA,
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2.14

2.15

e Recyclin
. ycing - . Sub-standard
Overview of current provision and future plans for investment
) Describing: Good
Quality of & . .
. e Presence of green space/effective landscaping Average
public realm . . . .
e Investment in public realm such as seating, signage, Sub-standard
Describing: Good
Facilities on site e Presence of amenities such as cafes, meeting room space, Average
conference space Sub-standard
Overview of: High
Crime levels e Data on crime levels Medium
e Qualitative information on levels of crime locally Low

To provide more detail on the individual sites within each industrial estate, We Made That have
produced maps showing the different site typologies present. This will help to identify the current
activity taking place within each of the sites and their distribution. The site typologies which have
been identified are:

Standalone Warehouse: Large warehouses occupied by a single business. Accommodates
more space-hungry industries such as logistics and warehousing.

Industrial Estate: Terrace warehouse units occupied by multiple businesses.

Dense Industrial: Industrial units which have been subdivided and re-purposed over a
number of years.

Bespoke Industrial or Utilities: Purpose-built industrial buildings or utilities sites for uses
such as waste management or power supply plant.

Open Industrial Land: Large open space with only a few built structures.

Retail Park: Large, single storey retail sheds.

Business Park: Provide a large number of small office units within a single building.
Office: Large office space typically hosting a single business in its premises.

High Street: Traditional high-street with small retail units on the ground floor and office /
residential above.

Community Uses: Businesses found within residential blocks and/or areas that are
primarily residential. These businesses are typically schools, doctor’s surgeries, some small
retail and community centres

Under Construction
Vacant Land

Other: Varied range of units that remain unclassified e.g. pubs, hotels, museumes, etc.

Development Potential

To understand how other industrial estates have developed, or are expecting to develop in the
future relative to Park Royal, the following indicators have been examined:

Table 2.5 Development Potential

Evid f devel t High
vidence of developmen -
.. P e Overview of key recent developments Medium
activity 1
ow
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2.16

Future development
potential

Total developable land available (ha)

Major development proposals/known investment

High
Medium
Low

Management and Ownership

The management and ownership of sites can have an impact on the performance of the site, both
in terms of its maintenance and performance, but also how it is marketed to the outside world.
The following has been examined to determine how Park Royal performs in relation to other areas:

Table 2.6 Management and Ownership

Land Owners

Overview of key landowners

Management
arrangements

Overview of management arrangements

Marketing presence

18
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3. The Opportunity

Overview of Park Royal and Old Oak

Park Royal is the largest industrial estate in London, occupying approximately 584 hectares of
land and employing around 52,300 peoplel. It is one of London’s primary industrial areas and
performs a vital role in supplying and supporting the London economy. It largely consists of
industrial land uses, although there are small pockets of residential uses, a hospital and a
supermarket on site, in addition to numerous transport uses (including National Rail, Overground,
Tube lines, the A40 and the North Circular).

Park Royal is located across the three London boroughs of Brent, Ealing and Hammersmith &
Fulham giving it complex geographical boundaries. The Old Oak and Park Royal Development
Corporation (the local planning authority) has been tasked with developing the area in the future.
It is expected to be one of London’s largest regeneration projects over the next decade, with over
a billion pounds invested in transport infrastructure. Park Royal’s proximity to Old Oak (the
envisaged HS2 and Crossrail interchange) will create a catalyst for future development with over
25,000 new homes and 65,000 new jobs envisaged for the combined area®. Around 10,000 of
these new jobs are expected to be created through the intensification of Park Royal.

Figure 3.1 Map of Park Royal Industrial Estate with geographies for analysis
AN DN T A4

£, Key -
T moustrial estate Boundary
o g

e Area of MSOA definition
” for statistical analysis

ae
‘ \\\\\\
et

ety . Vs iR L \x\\}\\\\ = -
5 s G AU 1 \g\\\\\ \ o=

3
\

Source: Regeneris Consulting

1 Data from ONS, BRES (2014) for three MSOAs
2 0PDC Local Plan (2016)
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3.2

3.3

3.4

3.5

3.6

3.7

Park Royal and Old Oak Profile

Economy

The Park Royal Industrial estate, situated in North West London, is the largest industrial park in
London and is also reported to be one of the largest in Europe at approximately 584 hectares in
size3, The industrial park is home to 2,305 businesses whom employ over 52,300 people®.

Businesses in Park Royal operate across a wide range of sectors, however given its close location
to Central London it has established a significant comparative advantage in food and beverage
manufacturing and processing sector, which produces and processes 30% of all the food consumed
in London®. Key employers within the food and beverage manufacturing and processing sector
include McVities, Bakkavor Foods, Greencore and Diageo. In addition to these larger firms, 140
SMEs operate within the sector showing the strength of the sector across all business sizes.

Whilst food and beverage manufacturing and processing is a key sector on site, the largest sector
by total employment® is the wholesale and retail sector which accounts for 26% of total
employment. It must be noted that this figure is inclusive of catering companies which would
otherwise be identified as food manufacturers. A further 13% of employment is within the
manufacturing sector and 12% in information and communications sector. The information and
communication sector includes a proportion of the substantial film and TV associated industry
within Park Royal. This is unique to Park Royal in comparison to other Industrial Estates analysed
in this report.

Park Royal’s specialisms, relative to the national concentration of employment, are in other media
and transport and logistics, with associated location quotients of 7.0 and 2.3 respectively. Major
employers within these sectors include Carphone Warehouse, DHL, DPD and Royal Mail.

The total GVA for Park Royal is £3.51 billion” which is higher than any other UK industrial estate
surveyed. However, GVA per worker is only £67,100, with only Manor Royal (£66,600) and Trafford
Park (£54,600) being lower. The relatively low GVA per worker in Park Royal can largely be
attributed to the strong presence of the health sector in Park Royal, which accounts for nearly
5,000 jobs, far higher than in other industrial estates (2" largest is Manor Royal, 550 jobs). The
health sector is a relatively low value added sector, which reduces the average GVA per worker.
Excluding this sector, Park Royal has a GVA per worker of £76,080, the third highest productivity
of the industrial estates examined.

We have identified that 29% of total employment on the site is associated to high value generating
industry®, around average amongst the industrial estates analysed.

3 Based on analysis undertaken by We Made That

4 This has been calculated using employment data from the ONS Business Register and Employment Survey (BRES) and ONS UK
Business Count. By comparison, the Park Royal Atlas Survey (2014) estimated there were approximately 31,000 jobs. The
Industrial Land Review (2016) estimated there were 36,000 jobs, although this looked at a smaller land area, based on Park
Royal Atlas survey (2014) and OPDC survey update (2015). Based on GLA Economics guidance, and following the approach used
in the OPDC Socio-Economic Baseline, BRES data has been used for employment data throughout this report.

5 Evidence from Park Royal Partnership, http://www.foodprocessing-technology.com/projects/parkroyalfoodinnovat/

6 ONS BRES (2014)

7 ONS UK Regional Accounts (2015) and ONS BRES (2014)

8 High value generating industries for the UK include: Mining and quarrying, Utilities, Construction, Transport and Storage,
Information and Communication technologies, Financial and insurance activities, Real estate, Public administration and defence
and other service activities.
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3.8

3.9

3.10

3.11

3.12

3.13

Park Royal currently has a relatively high employment density of 90 employees per hectare. This is
the third highest employment density of the industrial estates examined, placed behind Manor
Royal (160 employees per ha) and Slough Trading Estate (133 employees per ha).

The success of Park Royal is further reflected in the average rental rates for office and
industrial/distribution units. Based on commercial property transactions collated by Estate Gazette
for 2015, the average office unit was £22 per square foot which is 50% higher than in 2010, showing
the recent demand for space on the site. Compared to other industrial estates, only Slough has a
comparable average office rate (£21 per square foot), with the next highest being Trafford Park
(E17 per square foot). The price of industrial / distribution space is also the highest out of all other
estates examined, with the average unit being £13 per square foot, an increase of £4 per square
foot since 2006. Slough Industrial Estate is the only comparable estate for rental values for
industrial/distribution space, at £12 per square foot, with the next highest being North East Enfield
(£9 per square foot).

The median annual salary in the three boroughs containing Park Royal was approximately £31,000
in 2015°%, well above the UK median wage (£27,800) and the second highest out of comparator
industrial estates (behind Manor Royal). This is despite being located beside some of the most
economically deprived parts of London. As such, the estate undoubtedly plays a central role in
directly and indirectly supporting the local economies. According to the socio-economic baseline
for the area, people tend to commute into Park Royal on the tube or overground, more than they
commute out of the area. As demonstrated below, Park Royal has access to a large pool of highly
skilled labour which it can draw upon to support employment.

Key sector assets on the industrial estate include the Park Royal Food Innovation Centre. This
provides research, advice, legal and technical support to these smaller businesses in the park
(alongside Campden BRI) as well as the wider London area. Additionally, the site is within close
proximity to Imperial College London, which is set to have a greater presence nearby when the
Imperial White City campus is developed, creating new multi-disciplinary space for scientists and
engineers.

Proximity to Key Markets and Workforce

Park Royal’s close proximity to Central London means that it has a very large market, the largest
out of the industrial estates analysed. Within 25km of the Park Royal Industrial Estate there are
528,880 businesses whom employ 5 million people®. Its proximity to the primary retail locations
in the West End and Greater London (such as Westfield London (White City) and Brent Cross) are
a key locational competitive advantage of the industrial estate. These locational factors are set to
continue, especially with the growing role of e-commerce in the retail sector.

Park Royal is accessible by 3.2 million working age people!* whom live within a commutable
distance (1 hour) by car. This is less than Trafford Park due to significant congestion in Greater
London and faster roads around Trafford Park. By comparison, public transport offers a higher
number of people within a commutable journey time of Park Royal. 2.9 million people are able to
access the site by public transport within 1 hour (this is five times greater than the next highest
industrial estate, Upper Lee Valley = 575,000). However, this is still below the number of working
aged people able to drive to other industrial estates within 1 hour, including Trafford Park (4.9

2 ONS Annual Survey of Hours and Earnings, 2015

10 Calculated using ONS UK Business Count (2015) and ONS Census (2011) data using ‘Get Travel Time’ maps.

11 Between the ages of 16-64.
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million), Slough and London Riverside (both 4.3 million). A new High Speed 2 (HS2) and Crossrail
station is proposed at Old Oak by 2026 which would make the area the best connected in the whole
of the UK.

3.14  Of those living within commutable distance of Park Royal, 1.5 million people (40%) hold a Level 4
qualification®?, providing Park Royal with a large pool of highly skilled labour. Of the industrial
estates considered, Park Royal has the smallest absolute and proportional number of persons with
no qualifications at approximately 600,000 people (by comparison Trafford Park has 1.5 million
(25%)).

Transport Access

3.15 Park Royal has a number of strategic roads in close proximity to the site, being located on the North
Circular and A40 (9 miles from M40). These provide good access to the United Kingdom and
particularly Central London / the West End. However, under peak travel times, accessibility is
significantly reduced especially through bottlenecks at the Hangar Lane junction. The centre of the
site is 14 miles from Heathrow Airport Terminal 4 and has a typical journey time of 28 mins,
however it can take up to 1 hour20 mins during peak periods. Regarding shipping, the average
journey time from the centre of the estate to: the Port of Tilbury is 1h 40mins; the Port of
Southampton is 2 hour 5 mins; and the Port of Felixstowe is 2h 30 mins.

3.16  Park Royal industrial estate has good linkages to Central London through public transport on the
periphery of the site. There are very good connections through the Bakerloo, Central and
Overground lines. Bus services run through the key axis of the estate and primarily past Central
Middlesex hospital in the middle of the industrial estate. However, the public transport
accessibility level is rated as very low by Transport for London®3, with pockets of the site graded as
laor 1b (where is 0 is graded as worst, and 6b for best). See Figure 3.2 for more detail. Some parts
of Park Royal are approximately 25 minutes from the nearest tube stations using public transport,
extending journey times.

12 Based on ONS Census (2011) data
13 TfL WebCAT toolkit for PTAL (2011)
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3.17

3.18

3.19

Figure 3.2 Public Transport Accessibility Level in Park Royal

Source: Transport for London, 2011

Physical

The majority of the premises within the OPDC area are designated for mixed industrial usage (B1,
B2, B8). The average size of premises is 7,800 sq ft'4, the smallest average size out of all industrial
estates examined by some margin. This reflects the diversity of the units available in Park Royal,
with a large number of smaller office units alongside a number of very large units, which house
some of the area’s largest firms that specialise in food manufacturing, warehousing and logistics,
which typically require more floorspace.

The site typologies in Park Royal reflects the high density of the estate and the high level of activity
in warehousing and transport. Figure 3.3 shows the distribution of site types across Park Royal. It
reveals that Park Royal has the largest proportion of dense industrial employment sites!> amongst
all the case study sites (21%). This makeup reflects the high employment density in Park Royal. In
addition, Park Royal has the highest proportion of residential sites (3%) showing the diversity of
uses within the industrial estate. There is a notable absence of large plots of vacant land in Park
Royal.

By sector, transport storage occupies the largest proportion of the site at approximately 14%.
11% of the site is associated with food manufacture and 8% with vehicle sale and repair. Food

14 Based on Valuation Office Agency Data

15 Dense industrial sites (as defined in Appendix C) are defined as having between 90 and 190 employees per hectare and have a
typical unit size of 250 — 2,500 sqm.

16 yaluation Office Agency, 2016
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3.20

3.21

3.22

manufacturing is primarily clustered towards the north of the site along Waxlow Road and North
West along Elveden Road.

Using Estates Gazette data on live property listings, the number of vacant units within Park Royal
as of June 2016 was 117 units totalling 1.9 million sq ft (equivalent to around 3.6% of units). Around
half of these premises (49%) were identified as mixed industrial usage (B1, B2, B8), and the average
floor space of these units was 28,066 sq ft. This is significantly above the average premises size for
the entire park. The buildings are a patchwork of ages and qualities, and although the majority are
fit for present purpose, they lack the flexibility to cater for a wide range of business activities.

Public realm in Park Royal was assessed in the OPDC Industrial Land Review'’, which identified 43%
of the area within the Park Royal industrial estate having a low level of business street presence,
with a further 19% identified as having a very low business street presence. Nearly half of the
premises (45%) are identified as having a low level of impact on the local environment, and 29%
are identified as having a neutral impact on the environment. Anecdotal evidence from
consultations has indicated that there has been a marked improvement in the quality of public
realm over the past decade with respect to cleanliness and frontages of sites, although signage was
identified as a potential issue. In addition, the maintenance of infrastructure and landscaping is
still an issue amongst local businesses. Overall though particular aspects of the public realm are
considered to be poor and could be improved.

Data from the Metropolitan Police reveals there are relatively high levels of crime occurring within
the Park Royal estate area. Within the month of April 2016, 126 crimes were reported and
identified to have taken place within the Park Royal industrial estate. 26 of these crimes were
classified as theft, 22 anti-social behaviours, and 17 related to violence and/or sexual offences. The
majority of the crime was associated with Central Middlesex Hospital.

17 OPDC Industrial Land Review, 2016
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Figure 3.3 Site Typologies in Park Royal
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3.23

3.24

3.25

3.26

Park Royal currently suffers from a lack of facilities on site for businesses and employees, with only
one nursery, two gyms, four hotels and no conference facilities. This presents a problem when
trying to attract businesses into Park Royal, with some other industrial estates (e.g. Manor Royal
and Trafford Park) having more facilities available for staff and businesses.

Figure 3.4 Facilities in Park Royal
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Source: Regeneris Consulting

Access to Infrastructure

The draft OPDC Draft Local Plan (2016) finds that areas within Old Oak Common and Park Royal
have poor digital communications infrastructure and lacks access to ‘next generation broadband’
or ‘superfast broadband’ services. Current digital communication infrastructure within Old Oak will
not be sufficient to meet the envisaged rising demand for data capacity.®

Large-scale regeneration at Old Oak and intensification in Park Royal will place increasing demands
on the energy network. The current network is not capable of accommodating future energy
requirements and this will need to be addressed to enable timely delivery. Integrated delivery of a
decentralised energy network at the scale that could be achieved at Old Oak presents a significant
opportunity for sustainability.®

The area’s sewer network is old and has insufficient capacity in places to serve the planned growth
and regeneration for the purposes of foul-water and surface water drainage. There is a need to
manage the increasing demand for clean ‘potable’ water resulting from new development and
population growth, to reduce the deficit in water supply-demand balance and improve water

18 Old Oak Common and Park Royal Development Corporation Draft Local Plan (2016)

19 0ld Oak Common and Park Royal Development Corporation Draft Local Plan (2016)
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security in London. There is a need to manage flood risk from the River Brent and from localised
surface water flooding.?°

3.27 Although OPDC does not have a waste apportionment target in the current London Plan, the
London Plan requires Mayoral Development Corporations to work with boroughs to ensure that
borough apportionments are met. To achieve this, OPDC is planning to safeguard the Powerday
site.

Development Potential and Ongoing Investments

3.28 Within the past six and a half years, 21 planning applications have been put forward in the area.
Currently Nawaris House is being re-developed from an industrial site to a mixed use site with
restaurant, café and shopping. On the site of Former Leather-World a part 2 part 3 storey
warehouse and showroom is being built. Origin Business Park, owned by SEGRO, is a significant
new space currently under construction, the second phase of the project has recently been
completed.

Management and Ownership

3.29 Anecdotal evidence suggests there is highly fractionalised land ownership within the Park Royal
with a wide range of ownership boundary patterns across the OPDC area. The centre of the
industrial estate is characterised by older long warehouses on narrow plots. Many of these
warehouses have been split into smaller units as have some of the land parcels. Towards the North-
west of the industrial estate, sites are largely modern standalone warehouses and industrial
estates on much larger land parcels often owned and managed by a single business. These land
parcels are often the sites of large purpose built factories that have moved or closed down such as
the Guinness Brewery and former Heinz factories.?

3.30 The strategic management of the site is currently being led by the OPDC, who are the planning
authority for the industrial estate. However, there is no prominent centralised platform which can
be used to coordinate business activities and investment. In 2011, the Park Royal Business
Improvement District was formed, however it was eventually disbanded after The Park Royal
Association was formed in 2011 by 200 smaller businesses to challenge the way the BID had been
structured.

3.31 Since the Park Royal BID was disbanded, efforts were made to set up some kind of representative
organisation which would benefit the area. This led to the formation of the Park Royal Business
Group in January 20142 which currently sits under the administrative and financial umbrella of
West London Business (WLB).

20 Old Oak Common and Park Royal Development Corporation Draft Local Plan (2014)
21 OPDC Industrial Land Review, Peter Brett Associates and JLL (2016)

22 Business Organisation in Industrial Land Areas, Greater London Authority (2015)
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4. Case Studies

Trafford Park Industrial Estate

4.1 Trafford Park is one of the largest industrial estates in Europe, covering approximately 785 hectares
of space® and accounting for over 1,500 businesses?®. It is recognised as being the first planned
industrial estate in the world®®, with a history of engineering and manufacturing. Its close
connections to the Bridgewater Canal and Manchester Ship Canal helped to establish it as a major
industrial site with good connections. Despite a decline between the 1960s and 1980s, the
establishment of the park as an Enterprise Zone in 1981 has helped to spur new development in
recent years. Trafford Park has a number of influences which have affected the mix of the site,
including Trafford Centre (the largest indoor shopping centre in the North West), combined with
Old Trafford Stadium and Media City UK on the periphery of the site.

Figure 4.1 Map of Trafford Park Industrial Estate with geographies for analysis
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Source: Regeneris Consulting

Economy

4.2 Trafford Park currently employs around 40,100 people?® across a variety of sectors, but still retains
its historic specialisms in manufacturing and engineering. Trafford Park is a relatively productive

23 Based on analysis undertaken by We Made That
24 Using data from ONS UK Business Count across the area marked with a blue boundary in Figure 4.1
25 Herron, A., “Manchester's Trafford Park, the world's first industrial estate”, The Guardian, 29t October 2015

26 Using data from ONS BRES across the area marked with a blue boundary in Figure 4.1
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4.3

4.4

4.5

4.6

4.7

industrial estate (given its location in the North West) and the strong presence of the advanced
manufacturing sector in part explains this (LQ = 4.1).

Our analysis, using ONS BRES data, has identified Trafford Park as having key specialisms in
agriculture and mining, advanced manufacturing, and other creative industries with location
quotients of 5.5, 4.1 and 2.5 respectively. A large proportion of employment is in manufacturing,
with around 20% of total employment in this sector and a further 13% in advanced manufacturing
(which generally has a higher focus on research and innovation). The other significant sector in
Trafford Park is the wholesale and retail sector (accounting for 13% of employment), which is
largely due to the presence of the intu Trafford Centre located in the Industrial Estate boundary.
Around a quarter of employment (23%) within Trafford Park is within the UK’s most productive
sectors.

Figure 4.2 Key sectors in Trafford Park relative to Park Royal
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It is estimated that Trafford Park generates £2.19 billion in GVA per year?, which equates to
£54,640 per worker. This is lower than that produced by Park Royal, at £3.51 billion in total GVA
and £67,150 GVA per worker, although is considerably higher than the wider North West region at
£21,000 GVA per worker. It's estimated that Trafford Park accounts for around 1.5% of the North
West’s total GVA produced. Key businesses which are located in Trafford Park include Think Money
(financial services firm with three offices in Trafford Park), Adidas Group, Proctor and Gamble, DHL
and Muller Milk.

Trafford Park has a relatively low employment density, with 51 employees per hectare, less than
Park Royal at 90 employees per hectare. This shows that there is a less intensive use of space in
Trafford Park which largely consists of large warehouses and industrial units.

Given its location in the North-West of the UK, salary levels in Trafford Park are relatively good,
with the average workplace-based salary for Trafford District being £26,500%. This is the sixth
highest local authority (out of 23) in the North West although it is below the average national salary
(£27,900).

Using data from Estates Gazette, it is estimated that the price for office space is £17 per sq ft and
£4 per sq ft for industrial and distribution space. The high cost of office space can be attributed to
the new office developments around Salford Quays and the demand for space around Trafford
Centre. This is the third highest value across the industrial estates analysed. The cost of industrial

27 ONS UK Regional Accounts (2015) and ONS BRES (2014)

28 ONS Annual Survey of Hours and Earnings, 2015
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4.8

4.9

4.10

4.11

4.12

4.13

4.14

and distribution space is the lowest out of all the estates analysed, and is likely to reflect a lower
quality of units in Trafford Park.

Data from the Valuation Office Agency, finds that the total annual Business Rates paid by Trafford
Park’s businesses is £70.1 million, lower than the total amount paid by businesses in Park Royal
(£106.8m).

Proximity to Key Markets and Workforce

Trafford Park has an average sized market to access, with 123,000 businesses whom employ 1.4
million people within 25km?°, Trafford Park has very good access to human capital, with 4.9 million
working age people within a commutable distance by car. Around a quarter of these people have
a Level 4 or degree-level qualification (24%/1.4 million). Approximately 240,000 people hold
apprenticeship training, which is the highest absolute number of apprentices among the industrial
estates surveyed. Despite having a relatively large number of the workforce qualified to Level 4
and apprenticeship level, Trafford Park has the largest absolute and proportional number of
persons with no qualifications, with approximately 1.5 million people (25%) within 25km of
Trafford Park holding no qualifications.

Trafford Park has an average number of people within commutable distance of the site by public
transport, with 510,000 able to access the site within one hour (compared to 2.9 million in Park
Royal).

Transport Access

Overall connectivity for Trafford Park is very good, as it is within the immediate vicinity of J9 and
J10 of M60. This provides firms with good access to Manchester and other large cities in the North
West and beyond. Trafford Park also has good access to airports, and is located 11 miles (16mins)
from Manchester Airport and 27 miles (50mins) from Liverpool John Lennon Airport. It lies slightly
further from major ports, being 2h 15mins from the Port of Grimsby and 3h 56 mins from the Port
of Felixstowe.

Consultations with local agents reveal there are currently no concerns with regard to car parking
on site, with the majority of units having adequate parking to meet staff needs. A large proportion
of the workforce travel to work by car, with easy access available on the M60.

With respect to accessibility and public transport the centre of the park is well connected with the
X50 bus route passing through. The Trafford Centre Bus Station (to the west of the area) provides
a hub for regional busses, and the park is linked by rail through Trafford Park and Manchester
United Football Stadium stations. Public transport accessibility will be further enhanced through
the addition of the Metrolink Trafford Park Line which is expected to begin construction later this
year and begin operations in 2019/20.

Physical
Figure 4.3 shows the distribution of site typologies across Trafford Park. The Trafford Park

Industrial estate is composed of a mix of different uses®, with 19% of units being standalone
warehouses, 19% being typical of an industrial estate usage and 18% being bespoke industrial or

23 Calculated using ONS UK Business Count (2015) and ONS Census (2011) data using ‘Get Travel Time’ maps.

30 Based on analysis undertaken by We Made That
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4.15

4.16

utility. The average size of unit within the industrial estate is 18,640 sq ft, larger than the average
unit size across the industrial estates assessed.

Trafford Park has the highest proportion of retail units (13% of land area) out of all the case studies
examined®. This is largely due to the presence of the intu Trafford Centre and developments
around it. The influence of Old Trafford Stadium to the East of Trafford Park, has resulted in
significant amounts of parking. The new developments around Salford Quays (linked to MediaCity
UK) has seen an increasing amount of office space developed around this area3!. This has led to a
very diverse mix of units in Trafford Park. The majority of industrial and utilities units are
concentrated around the Manchester Ship Canal, reflecting the historic past usages of Trafford
Park.

Information on live property listings complied by Estates Gazette shows there are currently 147
vacant units to let within the industrial estate totalling 3,022,710 sq ft. This results in a vacancy
rate of approximately 5% within the site. The vacancy rate is slightly higher than Park Royal with
respect to the total vacant space and the number of vacant units (Park Royal’s vacancy rate = 3.6%).
The majority of industrial stock within Trafford Park is second hand / refurbished sites, and
consultations with agents in reveals that there is a high level of investment by landowners on the
industrial stock to ensure it remains competitive and adequate for the evolving needs of
businesses. Most of the vacant stock tend to be older and more inflexible industrial stock which is
harder to shift.

31 Information obtained by consultations with Trafford Council and JLL
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Figure 4.3 Site Typologies in Trafford Park
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4.17 The majority of the industrial park has a low level of public realm or green space®, with no co-
ordinated effort to develop public realm, except in the area around the Trafford Centre which has
significant amounts to attract shoppers to the area. The only exception to this is Trafford Ecology
Park, to the North of the estate, which is a registered Site of Biological Importance, providing a
wildlife oasis within the industrial estate alongside an educational centre.

4.18 Trafford Park has a relatively good level of facilities on site for businesses and employees, although
most of this is located at the extremities of the site in close proximity to the Trafford Centre and
Old Trafford. There are six hotels located in the site, three gyms, three conference facilities
(including EventCity, the second largest exhibition space outside London) and one nursery.

Figure 4.4 Facilities in Trafford Park
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4.19 The road ways around the Trafford centre are relatively busy, with congestion at peak times,
especially on the entry to the industrial estate in the AM peak, and the M60 in the PM peak2.
Roads in Trafford Park are generally in a good condition.

4.20 Trafford Park has relatively good access to broadband, energy, waste and water infrastructure. The
following table provides more details on each of these types of infrastructure.

Table 4.1 Access to Infrastructure

Broadband | Information provided by British Telecom reported that adequate telecoms infrastructure is
currently available in Trafford.

32 Information obtained by consultations with Trafford Council and JLL

HCAAAI IO,

33 ECONOMICS-RESEARCH-ANALYSIS 000 oo oo000000000000¢



4.21

4.22

4.23

4.24

Energy There are 5 main gas transmission assets located within Trafford Park, along with 4 main
electricity transmission assets and 3 major electricity sub-stations. Information from DNOs
The Trafford Park Masterplan suggests that developments in Trafford Park would not in
principle represent a major issue for either the gas or electricity network, however no
detailed network utilisation or capacity information was provided to substantiate this.
Waste A range of waste management facilities exist within Trafford Park. The Greater Manchester
Joint Waste Development Plan will explore the need for further waste management
facilities across the sub-region, the types of facilities required and potential sites.

Water Feedback from United Utilities has suggested that no major potable water provision issues
are envisaged for Trafford Park under current anticipated growth levels, although more
localised network reinforcements may be required in the event of any significant new
developments on the Park. In terms of wastewater, there is a major wastewater treatment
facility (WWTP) located in Davyhulme, adjacent to the Park. This serves a large area across
south and west Manchester, and has been significantly upgraded over the past 10 years
following investment by United Utilities. Whilst there are no current issues in terms of
wastewater capacity on the Park, and the Davyhulme waste works currently has scope to
accommodate an amount of additional capacity, there is limited scope to increase capacity
at the works beyond this. This means that the nature and scale of development and
associated future increased demands across a large area - and not just Trafford borough -
have the potential to impact upon wastewater service provision in Trafford Park.

Source: Trafford Park Masterplan Baseline Assessment, Ekosgen (2008)

Crime levels in Trafford Park are relatively high with 138 crimes reported and identified to have
taken place in April 2016%. Of these crimes, 52 were classified as shoplifting, 17 as other thefts,
and 16 related to violence and/or sexual offences. The majority of the crime in Trafford Park is
associated with the Trafford Centre shopping centre, which explains the high proportion of
shoplifting that occurs in the area.

Development Potential

Within the past six and a half years, nine planning applications have been put forward within the
area. Recent applications include: a change of use from storage and distribution to use as an office
in order to form a Head Office facility for Regatta Limited; and the erection of a temporary site
office and compound facility for a four-year period for the construction of the Metrolink Trafford
Park Line. Work on the Trafford Park Metrolink is due to begin in 2016 and is targeted to be
complete in 2019/20.

The limited number of planning applications in recent years reflects that Trafford Park is full, with
very few sites available for development3*. No land is expected to be released in the near future
for new developments and this constraint is further compounded by pressures to redevelop
industrial land for retail and residential uses, especially in proximity to Trafford Centre and Salford
Quays.

A masterplan® was created for the Park in 2008 with ambitions to redevelop Trafford Park.
Property market analysis anticipates a period of transition from industrial usage to higher value
mixed use developments focused around office, retail / leisure and residential. This would enable
Trafford Park to shift away from its traditional manufacturing and distribution role and moving

33 Using data from Police.UK

34 Confirmed by consultations with Trafford Council and JLL

35 Trafford Park Masterplan Baseline Assessment, Ekosgen (2008)
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4.25

4.26

4.27

towards a more sustainable future attracting businesses in the digital, media, financial, high-value
manufacturing, multi-modal logistics, leisure and visitor sectors of the economy.

Management and Ownership

Trafford Park is an extremely fragmented estate in terms of its ownership3. The ownership
structure includes a wide range of parties, including institutional investors, national property
companies, local property companies, high net-worth individuals, owner-occupiers, and football-
related interests®®.

There is currently no centralised management organisation in Trafford Park, with the Trafford Park
Development Corporation being dissolved in 1998. The council has recently been considering the
role that a BID could have in Trafford Park, and has been exploring potential options for
establishing one in the near future.

Lessons Learned for Park Royal

The key lessons for Park Royal from this assessment are summarised below:

° There is a perception that Trafford Park feels much more open than Park Royal given the
lower density of development in the area, which makes it more attractive to businesses.
This is an important consideration for Park Royal given proposals for intensification and it
is important that this is done in a way which is sensitive to the local area and which does
not impact on its attractiveness.

° Trafford Park has very good access to groups of employees with Level 1, Level 2 and
Apprenticeship qualifications which match the types of businesses located on the industrial
estate. Park Royal should play to its strengths with respect to the skills base of the local
population living within a commutable distance.

° Access to Trafford Park by the labour force is primarily achieved through road access, and
relatively low levels of congestion on the site and very good access to the local motorway
network have allowed this to happen. Park Royal currently suffers significant levels of
congestion around the site which limits the ability of workers to access the site by car.
Whilst public transport surrounding the site is excellent, within parts of the estate itself,
this is less strong. Connections with the tube and overground could be improved (e.g.
through improved bus services).

° Future development in Trafford Park isn’t constrained by utilities and transport, removing
these barriers to expansion for businesses. The main constraint for development in Trafford
Park at present (which is also an issue in Park Royal) is the lack of land available for
development.

° Finally, there is a better range of amenities at Trafford Park compared to Park Royal with
retail, hotels and leisure stronger here. A greater level of amenities at Park Royal could
improve the attractiveness of the area.

36 Trafford Park Masterplan, Ekosgen (2008)
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Slough Trading Estate

4.28 Slough Trading Estate, founded in 1920, is the largest industrial estate in single private ownership
in Europe¥, spanning 197 hectares®® and being under the ownership and operation of SEGRO. It is
located around 20 miles to the west of Central London in close proximity to Heathrow Airport and
along the M4 corridor, home to a number of significant high-technology firms.

Figure 4.5 Map of Slough Trading Estate with geographies for analysis

eeeeee

e

N\

N
N

" N
S, .
U

L

Az /AN Industrial Estate Boundary
ey

ot
= D Area of MSOA definition for
statistical analysis

kilometres

Source: Regeneris Consulting

Economy

4.29 Slough Trading Estate employs around 19,000 people in over 900 businesses®, and hosts a number
of internationally-recognised businesses including Fiat Group Automobiles, Centrica, Yell,
Electrolux, GlaxoSmithKline, Mars Confectionery, Akzo Nobel, Virgin Media and O2.

4.30 Of the 19,000 jobs at Slough Trading Estate around one in five are in ICT and creative media,
reflecting the large number of international technology firms which have set up their UK
headquarters in Slough and its location on the M4 corridor. There is also a major presence in
wholesale and retail (21%) and professional services (10%). Sectors which have a very high
specialisation of employment relative to nationally include in ICT and creative media (with a
location quotient of 5.4), advanced manufacturing (2.3) and manufacturing (2.2).

37 SEGRO website, www.segro.com/slough/why-ste/why-ste

38 Based on analysis undertaken by We Made That
39 ONS UK BRES (2014) and ONS UK Business Count (2015)
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4.31

4.32

4.33

4.34

4.35

4.36

The employment density for the site is 133 employees per hectare ranking it second among the
estates analysed in this study. The high level of office-based employment in Slough partly explains
the high intensity of the site, being much higher than Park Royal (90 employees per ha).

It is estimated that the Slough Trading Estate generates approximately £1.66 billion per year in
GVA®, with an average GVA per worker of £87,640. This is much higher than Park Royal (£67,150),
even when the health sector is removed in Park Royal. The high productivity of Slough Trading
Estate can largely be attributed to the significant number of ICT and creative media firms and the
high number of headquarters based in Slough. Nearly a third of employment (31%) is in highly
productive sectors.

Figure 4.6 Key sectors in Slough Trading Estate relative to Park Royal
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The average workplace salary levels in Slough are high, with the average full time worker having a
gross income of £30,700 per year®, higher than both the wider South East region (£29,000) and
nationally (£27,900), although slightly lower than in Park Royal (£31,000).

Based on data from the Valuation Office Agency, businesses in Slough pay £72.9 million annually
in business rates. This is less than Park Royal which contributes a total of £106.8 million in annual
business rates.

The site has a wide range of support for businesses. For example, the Slough Aspire Centre has
been set up as a community investment company and furthermore, 10% of SEGRO rents are
invested into small R&D firms*. The site is also home to the UK’s largest dedicated biomass plant®,
which burns wood chips, biomass and waste paper, to generate heat and power for the region, as
well as steam and hot water to local businesses.

Proximity to Key Markets and Workforce

Slough Trading Estate has an average sized market compared to other industrial estates featured
in this report, with 173,000 businesses whom employ 1.6 million people within 25km**

40 Calculated using UK Regional Accounts (2015) and ONS BRES (2014) data

41 Annual Survey of Hours and Earnings (2015)

42 SEGRO, Investor & Analyst Day, 7th May 2014

43 Source: http://www.decentralized-energy.com/articles/print/volume-9/issue-1/project-profile/biomass-chp-plant-serves-uk-
trading-estate-mixed-wood-waste-fuel-sourced-locally.html

44 Calculated using ONS UK Business Count (2015) and ONS BRES (2014) data using ‘Get Travel Time’ maps.
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4.42

4.43

4.44

Slough Trading Estate is accessible to 4.4 million working age people within a commutable driving
distance and this provides it with a very good access to human capital. This is particularly useful
for Slough’s knowledge intensive industries, especially ICT and Creative Media. Over a third of
people within commutable distance have a Level 4 qualification (36%/1.9 million) compared to
40% in Park Royal. Approximately 138,000 people hold an apprenticeship qualification, which is
more than twice as much as Park Royal.

Slough Trading Estate has a limited number of people able to access the site by public transport,
given that bus connections are required to access the train station from the trading estate. Around
200,000 people are able to reach the site by public transport within one hour.

Transport Access

Slough has very good access to the strategic road network, being located within 2 miles of J6 and
J7 of M4 which provides good access to London and other parts of the UK. The trading estate also
has very good access to Heathrow Airport by road, which although it is the same distance away as
Park Royal (12 miles), typically only takes 15 mins to drive. The closest ports to Slough are the Port
of Tilbury (1h 21 mins) and the Port of Southampton (1h 26mins).

Public transport access within the site is good, as it is served by the buses 1b and 2 run which run
through the estate. Both buses provide access to Slough train station, which has an intensive
service to and from London Paddington with trains continuing westwards to Reading and Oxford.
Slough is set to benefit from Crossrail when the full route opens in 2019, with better connections
to Central London and Canary Wharf.

Physical

An analysis of the site typologies in Slough Trading Estate (as illustrated in Figure 4.7) shows that a
large proportion of Slough Trading Estate is classified as business park site type (22% of land area),
with a high concentration of this along Bath Road. This reflects the large number of multi-national
headquarters located in the Trading Estate, which typically have a high employment density and
with the majority of jobs in non-industrial type uses. There is a relatively even distribution of scale
of employment sites.

Evidence from the Valuation Office Agency shows that the average unit size in Slough is 13,700 sq
ft, much higher than the average unit size in Park Royal (7.800 sq ft).

Data on commercial property transactions collected by Estates Gazette shows that the cost of
office and industrial/distribution floorspace in Slough is very comparable to Park Royal, and reflects
the strong demand for space in this trading estate. Office space costs an average of £21 per sq ft
(compared to £22 per sq ft in Park Royal), and industrial/distribution space costs £12 per sq ft
(compared to £13 per sq ft).

Data from Estate Gazette also shows that currently there are 35 vacant units to let on the site
totalling 486,031 sq ft. This is equivalent to a 2.2% vacancy rate.

38



Figure 4.7 Site Typologies in Slough Trading Estate

SLOUGH
TRADING ESTATE

Stardalore Warehouse
~dus.rial Eslale

Dense Industral

Sespo«e Indostral or Ltilit'es
Cpen Incust-al Lang

Retail 2ark

High Streez
Community Jses
Resicertial

Perel Slaion
Lader Censtriction
Parxing

¥azanl Lard

Cther

Creen Space

Case Study Soungary

Burnham =

Mg

Kennedy Park

Source: We Made That

39

ECONOMICS - RESEARCH -ANALYSIS

KOOI

WE MADE THAT

KOO



4.45 Anecdotal evidence suggests public realm in Slough Trading Estate is generally of very good quality,
with maintenance provided by SEGRO and many streets lined with trees and street furniture.
Operations managers are provided by SEGRO for each tenant within the site to handle day-to-day
enquiries, building alterations, signage, additional space requirements, relocation, estate services
and building maintenance®.

4.46 Slough Trading Estate has an average provision of facilities on site for employees and businesses.
There are four gyms on site and two nurseries on site, with a number of other facilities located in
close proximity to the site including two hotels, a conference centre and three nurseries.

Figure 4.8 Facilities in Slough Trading Estate
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4.47 The table below considers access to utilities and infrastructure and demonstrates that (where
information was available) Slough Trading Estate has good access to these, with SEGRO helping to
ensure that there is a good level of provision across the whole site.

Table 4.2 Access to Infrastructure

Broadband | There is no specific intelligence on how good broadband infrastructure is in Slough,
however the large presence of data centres on the estate suggests that broadband and
electricity connections are secure and reliable.

Energy Slough Power Station (owned by Scottish and Southern Energy) is located on Slough
Trading Estate however at present this does not directly supply the site with electricity. It
recently obtained permission to expand its operations using more sustainable methods of
generation, and is currently the UK’s largest dedicated biomass plant which burns wood
chips, biomass and waste paper. The plant suppliers steam and hot water to local
businesses.

45 Source: http://www.segro.com/slough/why-ste/committed-to-serving-your-business
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4.48

4.49

4.50

4.51

4.52

Waste There was no specific information provided by the council on the recycling initiatives on
Slough Trading Estate.

All buildings built as part of the SPZ (condition 4) must be sustainable in their construction
and recycling is one aspect of this.

Water No information on water supply was available on Slough Trading Estate

Source: Slough Borough Council

Based on national crime statistics (available at Police.UK), overall crime levels within the industrial
estate have been assessed as low. Within the month of April 2016, 15 crimes were reported and
identified to have taken place within the Slough Trading Estate of which 3 were antisocial
behaviour, 3 other thefts, and 2 related to criminal damage.

Development Potential

SEGRO and Slough Borough Council have had a Simplified Planning Zone ('SPZ') agreement in place
for Slough Trading Estate over the last 10 years that will now continue for the next ten years?. It
enables the rapid creation of new buildings on Slough Trading Estate, with full planning permission
automatically granted for the construction of industrial buildings - including warehouses, data
centres, and research and development facilities - provided that the development is in accordance
with the SPZ scheme terms. These terms mainly relate to density of development, height of
buildings near to residential areas and building sustainability.

During the 2005-2014 SPZ period, 1.6 million sq ft of new space has been delivered on the Trading
Estate, rejuvenating 23 per cent of its built space?’. A similar amount of space is expected to be
developed over the coming five years.

Since 2000, 16 planning applications have been put forwards within the area. Applications include:
bridge strengthening works on the Leigh Road Bridge; a change of use of from a business use (use
class B1) to a single mixed use unit on Yeovil Road; and an increase in the height of a Telecoms
tower. SEGRO have committed to a significant amount of investment within the area to strengthen
its position as one of the top trading estates in the UK. After having completed the £10 million
infrastructure investment on the Leigh Road Bridge there is reputed to be a plan to spend a further
£110 million within the next four years*.

Management and Ownership

Slough Trading Estate is solely owned by SEGRO which allows it to make investment decisions
which benefit the whole estate and has a vested interest in ensuring the estate is well looked after
to ensure low vacancy rates. SEGRO is able to undertake ‘whole estate’ branding and future
proofing its offer so it remains competitive internationally, and provides sustainable transport and
training to businesses located in the park (e.g. subsidised rail and bus travel, parking restrictions,
cycle promotion, and the Aspire centre; signage, landscaping, services for employees). Based on
discussions with local stakeholders, this has led to a welcoming business environment, helping to
attract more knowledge based industries to the site, such as data centres and company
headquarters.

46 Simplified Planning Zone Scheme 2014-2024 (Adopted November 2014), Slough Borough Council

47 Information provided by Slough Borough Council Planning Department

48 Source: http://www.segro.com/media/press-releases/2015/14-10-2015
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4.53

Lessons Learned for Park Royal

The key lessons for Park Royal from Slough Trading Estate are as follows:

Slough Trading Estate has very good access to high skilled labour which corresponds very
closely to the sites comparative advantage in ICT. This is likely to be sustained by increased
rail capacity in the future. Park Royal also has a highly skilled workforce in close proximity,
which suggests that there is potential to create higher value employment opportunities
locally which meet these skills needs (particularly at Old Oak where this is a priority).

The centralised management of the estate by SEGRO has enabled the coordination and
implementation of investment in the buildings, public realm and transport infrastructure.
This has led to lower levels of crime and vacancy rates on the site, and public realm is of a
much higher quality with operations managers able to address any concerns local
businesses may have. More integration and coordination within Park Royal is likely to prove
crucial with maintaining the status of the site, as well supporting the ultimate expansion
and intensification of land and attracting higher value uses.

.............................................
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London Riverside Industrial Area (BID)

4.55 London Riverside Industrial Area is a 309-hectare site* south of Rainham in the East of London. It
is the third largest Business Improvement District (BID)*%! in the UK with 300 businesses currently
on site*?. It was established in March 2007 and in the BID’s first five-year term it achieved the
largest additional external income compared to all the other industrial BID’s in the UK, The BID
was renewed by a successful ballot in 2012, for a further five-year term.

4.56 The London Riverside (BID) is a key part of the Mayor’s London Plan (2011) and falls within the
London Riverside Opportunity Area. The site has been identified as holding Strategic Industrial
Land by the GLA, primarily within Beam Park and the London Sustainable Industry Park (LSIP),
which is planned to form a crucial bedrock for the relocation and consolidation of heavy industries
in East London.

Figure 4.9 Map of London Riverside with geographies for analysis
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49 Based on analysis undertaken by We Made That

50 A Business Improvement District (BID) is a geographical area which the local businesses have voted to invest collectively to
improve their environment. BIDs provide additional or improved services as identified and requested by local businesses. BIDs
are business-led organisations funded by a mandatory levy on all eligible businesses following a successful ballot.

51 http://www.londonriversidebid.co.uk/

52 Qur research suggests approximately 600 businesses; this is because the smallest region we could draw data down from exceeds
the exact London Riverside BID.
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Economy

Currently, there are approximately 8,160 people employed in London Riverside®3. Combined they
produce around £614 million GVA per annum® or £75,340 GVA per capita, which is higher than
Park Royal (£67,000 GVA per capita). This high productivity is due to relatively high levels of
employment within some of the UK’s most productive sectors including utilities and transport &
logistics, which have location quotients of 6.1 and 4.7 respectively. Reflecting this high level of
productivity, 45% of total employment is in the most highly productive sectors.

London Riverside has the lowest employment density out of all the industrial estates examined,
with 27 employees per hectare. This reflects the large landfill site which occupies a large area of
the industrial estate. This is a third of the employment density in Park Royal.

The median wage for the area is £30,900° which is similar to the median wage for the Park Royal
Industrial Estate (£31,000) and higher than the median wage for the Brimsdown Industrial Estate
(£26,100). This reflects a strong performance within the local labour market.

The largest employers in London Riverside are Veolia (provider of environmental solutions), Tilda
Rice, SGT Magnet Technologies (specialist magnetic products) and The Centre for Engineering and
Manufacturing Excellence (CEME). CEME is a centre providing research and business support for
businesses within the engineering, manufacturing, science and technology centre with a view to
improving education and business development within these sectors.

Figure 4.10 Key sectors in London Riverside Industrial Area relative to Park Royal
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Given that there are less businesses in London Riverside, its business rate contributions are
relatively low, and evidence from the Valuation Office Agency shows the site contributes a total
£30.6 million in business rates per year, compared to £106.8 million in Park Royal.

53 Once again draw down area is a problem with the BID estimating a total of 4,520 being employed.

54 Calculated using UK Regional Accounts (2015) and ONS BRES (2014) data

55 Annual Survey of Hours and Earnings, ONS, 2015
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Proximity to Key Markets and Workforce

London Riverside has access to a relatively large market with 308,290 businesses whom employ
3.3 million people within a 25km radius®®, although this is smaller than Park Royal’s catchment
given its peripheral location relative to Central London.

The London Riverside (BID) area is accessible by 4.3 million working age people within a
commutable distance by car®. Of these, over a quarter (28%/1.5 million) have reached a Level 4
qualification. Approximately 151,000 people hold apprenticeship training, which is more than
twice the number of apprentices within commutable distance of Park Royal (71,000). A fifth of the
population living within a commutable distance hold no qualification, compared to 16% in Park
Royal.

London Riverside’s relatively poor public transport (as covered in the following section) means that
only 350,000 working aged people are able to access the site within one hour using public transport
(compared to 2.9 million in Park Royal).

Transport Access

A key route for London Riverside is the A13 which is in the immediate vicinity of the site and
connects to the M25 six miles to the East. This also gives London Riverside a dual-carriageway
connection to Central London. The nearest airport is London City Airport which is typically 20-
minute drive (9 miles) from the site and Stansted Airport (34 miles/45 mins). The key ports for
London Riverside are Tilbury and Felixstowe, which are typically 25 mins and 1h 30 mins drive
respectively.

Rainham Station is the nearest railway station to London Riverside, and is served by the C2C railway
line. This line routes via Barking to Fenchurch Street Station and heads out to Tilbury and Southend
to the East. There are currently proposals to build a new station at Beam Park alongside the new
mixed-use development there.>® The site is partially served by the 174 bus route which stops at
CEME and Fairview Industrial Park to the upper North West. Overall public transport connectivity
within the area is very poor, and PTAL scoring produced by Transport for London shows that the
site has a mix of 0, 1a, 1b (on a scale from 0 to 6, with 0 being the worst). See Figure 4.11 for more
detail.

As a result of the poor public transport access, only people with cars can easily access the site.
Anecdotal evidence suggests this is a major issue for attracting employees to the site, especially
for apprentice training, which is restricting some of the potential of firms at present.

56 Calculated using ONS UK Business Count (2015) and ONS BRES (2014) data

57 Calculated using ONS Census (2011) data using ‘Get Travel Time’ maps

58 More information available here: https://www.london.gov.uk/press-releases/mayoral/mayor-announces-beam-park-
developer
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Figure 4.11 Public Transport Accessibility Level in London Riverside

Source: Transport for London, 2012

Physical

The London Riverside BID comprises of around 12 distinct estate areas with various ownerships. A
large proportion of the site is comprised of old fashioned logistics type facilities and open storage
which tends to be of poorer quality. There are also a few new buildings on the site, including a new
distribution centre built by Tesco in 2013.

An analysis of the site typologies in London Riverside®® (see Figure 4.12) found that there is a high
prevalence of open industrial land in London Riverside (58% of land area), with most of this
attributable to the landfill site. There are contrasts between the warehouse and utility units on the
northern border (which are largely occupied by a single business) and the business park site types
across the rest of the site, which are occupied by a wide mix of businesses.

Data from the Valuation Office Agency, shows that units in London Riverside are very large, with
the average site area being 43,100 sq ft which is more than 6 times the average site area in Park
Royal (7,800 sq ft).

Data on commercial property transactions from Estates Gazette indicates that the average price to
rent industrial / distribution space in London Riverside is £7 per sq ft, around half the cost of
industrial / distribution space in Park Royal (£13 per sq ft). No data is available for office rental
values in London Riverside, reflecting the lack of office space available.

According to live commercial property listing collected by Estates Gazette, there are currently 26
units vacant to let in London Riverside totalling 271,633 square feet. This is equivalent to a 1.3%
vacancy rate with respect to the total site area. This is lower than Park Royal (3.6%). The low
vacancy rate is largely because businesses have been displaced from other industrial areas (e.g.
Barking Riverside) as a result of residential development.

59 Based on analysis undertaken by We Made That
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Figure 4.12 Site Typologies in London Riverside
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4.73 London Riverside has a relatively poor provision of facilities available on site, with one nursey, one
gym and one conference centre (located within CEME) available for businesses and employees.
There is no hotel located on site, with the nearest hotel located over three miles from the industrial
estate on the outskirts of Rainham.

Figure 4.13 Facilities in London Riverside
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4.74  Anecdotal evidence suggests that severe congestion is a problem around the site, especially if an
incident causes traffic to be diverted down the A13. In terms of on-site congestion, some sites are
better equipped than others to deal with HGVs etc. The newer sites tend to have wider roads and
more turning space to prevent congestion build ups.

Infrastructure

4.75 Evidence from the London Riverside Business Improvement District Development Opportunity
Review (2014) conducted by BPP, shows there are a number of infrastructure constraints affecting
the area. Key insights from the report include:

° Much of the BID area has a contaminative history, ranging from chemical works to timber
yards. The highest remaining risk appears to be around the GLA’s landholding at Ferry Lane
South and the southern end of the Fairview Industrial Park.®

° The BID lies within the flood plain of the River Thames, with some of its tributaries running
through the site. There is unlikely to be adequate capacity in current drainage, water and
energy infrastructure to cater for significant intensification of the BID area. A network
assessment will be required to understand reinforcement requirements based on the scale

60 London Riverside Business Improvement District Development Opportunity Review, BPP (2014)
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and nature of development envisaged. Where network upgrades cannot feasibly be
delivered by the development scheme itself, they will need to be delivered by the public
sector ahead of private sector development.®*

° Many of the areas most affected by engineering constraints have been developed in recent
years, remaining sites affected by these constraints will inevitably incur increased abnormal
costs, which may have an impact on viability and delivery timescales®2.

Public Realm

London Riverside is rich in open spaces®. However, connectivity to these green spaces is limited
due to the physical constraints cutting across much of the area and ultimately limits the areas
potential as a whole. The redevelopment of large sites at Beam Park, including the addition of a
new station on the C2C line, will require the creation of new walking routes and streets and it is
important these are integrated within the existing network and key desired lines in order for it to
foster sustainable growth.

Within the industrial estate itself, anecdotal evidence suggests that some landlords see the value
of maintaining the buildings while others seem less concerned. There are large portions of the
estate with poor roads, broken lighting and damaged drains.

Crime

Data from the Metropolitan Police reveals that in the month of April 2016, 29 crimes were reported
and identified to have taken place within the London Riverside BID. Ten of these crimes were
classified as violent and/ sexual offences, seven anti-social behaviours, and four related to vehicle
crime. Overall crime levels are low relative to the other industrial estates in this paper.

However, consultations with local stakeholders reveals that crime is an issue on the site. The
primary concern for businesses is people breaking into the buildings and occupying them. The costs
to the businesses of these type of break-ins has varied from £15,000 to £100,000. Fly tipping from
commercial organisations is also an issue, as is street car racing at the weekends.

Development Potential

Within the past six and a half years, there have been 71 planning applications within the area
including: 32 on Marsh Way; 6 on Creek Way; 6 on Barlow Way; 23 on Coldharbour Lane; and 4 on
Ferry Lane. Significant applications include: a new data centre, a biogas generation plant and the
extension of an existing waste management facility. SEGRO are a significant investment partner for
the region® seeking to deliver the sites: Beam Reach 5 (2016), Jenkins Lane (2017), Ferry Lane
(2018), LSIP London Sustainable Industries Park (2019), and Beam Reach 6 (2021). Further
development is dependent on negotiations with the key land owners who are the Greater London
Authority and Rainham Steel.

At present key sector assets for the site include The Centre for Engineering and Manufacturing
Excellence (although there is currently little interaction with businesses on site) and the Havering
Construction College nearby.

61 London Riverside Business Improvement District Development Opportunity Review, BPP (2014)

62 | ondon Riverside Business Improvement District Development Opportunity Review, BPP (2014)

63 London Riverside Urban Design Strategy

64 Source: http://www.segro.com/media/press-releases/2015/08-10-2015
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At present the industrial area does not have the facilities needed to support employment growth
in the area (e.g. child care provision, facilities, public realm). As such the London Riverside BID is
currently working with GLA and SEGRO to see if subsidised childcare facilities could be provided on
site. They are also working to ensure that new buildings developed on site are 100% accessible to
the disabled.

Management and Ownership

Management is undertaken by the BID, SEGRO and the GLA but there is not a joined up enough
approach at present. SEGRO and the BID do market the site but this is disjointed and could be made
more co-ordinated. There is a need to wait for GLA deputy manager to be appointed before they
will collectively know what their approach will be. Overall ownership of the sites within the area is
fragmented.

Lessons Learned for Park Royal

The key lessons for Park Royal are as follows:

° The BID has had some success in reducing recorded crime and helping to improve co-
ordination with the local council to address any issues which may arise (such as fly tipping).
The BID also achieved the largest additional external income compared to all other
industrial BIDs in the UK in its first five years which is also positive.

° It is reported that the lower cost of housing in surrounding areas compared to more central
London locations means it is easy for businesses to recruit local employees at the lower
end of the pay scale in line with current skills demand.

.............................................
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Manor Royal

4.85 Manor Royal is a 181-hectare site® located two miles south of Gatwick Airport which was created
in 1950 in parallel to the development of Crawley following the New Towns Act in 1946. Its growth
has been heavily influenced by the expansion of Gatwick Airport. More recently, the Manor Royal
Business Improvement District (BID), was established in June 2013, and is the UK's largest
"industrial" Business Improvement District. The site is home to approximately 500 businesses®®,

4.86 The Manor Royal is part of the wider Gatwick Diamond economic area - which stretches from the
southern edge of London to the northern boundaries of Brighton and Hove - and is an important
employment site hosting 19% of the group’s total employment®”. Global companies such as Virgin
Atlantic, CGG, Thales, Varian Medical Systems, Elekta, Vent-Axia, Doosan Babcock Energy and
Grant Thornton are key employers on the site and their presence corresponds closely to the vision
for Manor Royal to become an important driver of the UK’s knowledge economy.

Figure 4.14 Map of Manor Royal with geographies for analysis
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Economy

4.87 Currently 29,000 people are employed on the site which produces £2.56 million GVA per annum
or £89,600 GVA per capita®. The site is more productive than Park Royal which produces at
£67,000 GVA per capita. Relative to the rest of the UK, key competitive advantages are in the Public

65 Based on analysis undertaken by We Made That’
66 Based upon information from the BID. Our data draw down indicates 1455 businesses.

67 Source: http://manorroyal.org/pages/index.cfm?page id=21

68 Based on ONS BRES (2014) and ONS UK Regional Accounts (2015) data
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Sector, Utilities and Advanced Manufacturing which have corresponding location quotients of 3.4,
3.1 and 2.7. The most competitive industries constitute 37% of the total employment on site.

Figure 4.15 Key sectors in Manor Royal relative to Park Royal

25%

m Manor Roval m Park Royal
20%
15%
10%
. I- L
0% L L - L - — .
RN & 3
H \ & W& & sy S
& 8 & ¢ & £° & & & § & B
\B%Q\ 9\'0@ S (“(’QF\ cf»@c} ‘é\& o“z% '\“J\\ ¥ o‘;{\o ‘bs\\ ‘:’QS\\ ‘@L\\} & @ kcgl
& N
oF & \)QQO & ¢ o“& ¢ & & & S
N & & S & =y @ O
N PG S & < & O ‘??o(\
B 5° & N
¥ ¥ ?®

Source: ONS BRES, 2014

The average wage for the area is £31,500%, which is just above the median wage for Park Royal
(£31,000). This is the highest out of all the sites analysed.

Manor Royal has the most dense site area within this study, with an employment density of 160
employees per hectare. This is around 80% more dense than Park Royal at present, and reflects
the large number of office-based jobs in the area.

Data from the Valuation Office Agency shows that businesses in Manor Royal contribute a total
£57.3 million in business rates per year, just over half of what businesses in Park Royal contribute
(£106.8 million).

Proximity to Key Markets and Workforce

Within 25km of the Manor Royal Trading estate there are 53,975 businesses whom employ
440,000 people’ which is the lowest level out of all the sites analysed.

Manor Royal Trading estate has the smallest labour force within a commutable distance by car out
of the industrial estates analysed (2.7 million working age people)’®. Around a third of these hold
a Level 4 qualification (31% / 1.1 million). Around a fifth of the population (18%) whom live within
a commutable distance hold no qualifications.

Manor Royal’s distance from local train stations mean that only 470,000 working aged people are
able to access the site within one hour using public transport (compared to 2.9 million in Park
Royal).

Transport Access

Manor Royal has average connections to the strategic road network, with the key motorway
connection for Manor Royal (the M23) located 2 miles from the centre of the site and connecting

69 Annual Survey of Hours and Earnings, ONS, 2015

70 ONS UK Business Count (2015) and ONS BRES (2014)

71 ONS Census (2011)
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to the M25 within 20mins. The nearest airport is Gatwick Airport which is reachable within 10mins.
Heathrow airport is typically a 45mins drive away. The nearest key harbours are Tilbury and
Felixstowe, which are typically 1 hour and 1h 40mins drive respectively.

Three Bridges Station is the nearest railway station to Manor Royal and is served by Southern and
Thameslink lines. This provides connections between Brighton and London and it takes 38 minutes
to travel between Three Bridges Station and London Victoria. Public transport connectivity within
the local area is good with buses 10 and 100 running a regular service to and through the estate.

Physical

An analysis of the site typologies within Manor Royal (see Figure 4.17) found that just over a third
of the site is warehouse space (37%), 13% of the site is office space and a further 11% is factories’?.
Manor Royal is home to a cluster of business park types uses, accounting for 13% of land area.
Manor Royal has the highest proportion of vacant land (10% of land area) out of the estates
examined, which suggests there is potential to increase the number of units on site in the future.
In addition around 4% of space is parking (second highest behind Trafford Park), which is associated
with Gatwick Airport, and this could be easily intensified in the future.

Data from the Valuation Office Agency indicated that the average site area is 14,000 square feet,
which is more than Park Royal (7,800 sq ft).

Recent data on commercial property transactions complied by Estates Gazette, shows that rental
values in Manor Royal are around average for the industrial estates examined in this report.
Average office values in Manor Royal are £14 per sq ft, around a third lower than Park Royal (£22
per sq ft). Industrial/distribution space costs an average of £8 per sq ft in Manor Royal compared
to £13 per sq ft in Park Royal.

Current commercial property listings’® shows there are currently 78 vacant letting units on the site
totalling 876,956 square feet. This is equivalent to a vacancy rate of 3.4%. Within Park Royal the
vacancy rate is almost equivalent at 3.6%, although the total available space to let is more than
double that in Manor Royal (1.9 million sq ft). Estimates from the Manor Royal BID team suggest
that around 13% of office space is vacant and 2% of industrial space. In some cases, the high level
of vacant office space is due to its lower quality.

There is an average provision of facilities for business and employees in Manor Royal. There are
two hotels on site, with a number of others within close proximity largely to serve Gatwick Airport.
Two gyms are located on site, although there are no childcare or conference facilities available.

72 Based on analysis undertaken by We Made That

73 As complied by Estate Gazette
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Figure 4.16 Facilities in Manor Royal
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Figure 4.17 Site Typologies in Manor Royal
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Infrastructure

4.101 Information from the Infrastructure Plan for the Crawley Borough Local Plan, suggests that Manor
Royal has sufficient capacity to provide infrastructure for future developments as illustrated below.

Table 4.3 Access to Infrastructure

Broadband | Prior to the establishment of the BID, Manor Royal had very poor internet connections with
all of the 23 cabinets using copper wiring. The fragmented nature of landownership meant
that businesses weren’t willing to individually pay for its upgrading. One of the BID’s key
projects, was to upgrade all of these to fibre wiring, through the ‘Better, Faster Broadband’
programme. This was half-funded by the BID and half funded by West Sussex County
Council.

Energy Funding arrangements for electricity, which are set in periodic price reviews by the
regulator, Ofgem, specifically do not allow the electricity company to invest in infrastructure
ahead of need. The regulator views such investment as risky, inefficient and not in the best
interests of customers as a whole. Connections to network will be funded by developers.
Connections to supply can be made on a site by site basis along with any required
reinforcement works.”*

Gas supply can be provided to any location that may be required through reinforcing an
existing network or creating a new network by extending their medium/intermediate
pressure tiers. Any reinforcements that are required can then be prepared, so that if the
sites do become live through the connections process they have a contingency in place to
deal.”

Waste Sewage treatment works to meet future growth demands to 2021. However, after that,
upgrades of Thame Water’s assets are likely to be required. Further discussions to take
place with Thames Water as details of the site allocations in the Local Plan are available and
to help ensure that available capacity is provided beyond 2021.7°

Water Planned investment in water supply infrastructure is sufficient to accommodate proposed
development in Crawley from 2015 to 2030. Crawley falls within a wider area of serious
water stress across the region. The resource constraint in the area is considered moderate
to high. The need to manage demand for water through water efficiency measures in
sustainability policies are a vital component of managing the water supply over the Plan
period.”’

Source: Infrastructure Plan for the Crawley Borough Local Plan 2015-2030 (2014)78

4.102 Data from Police.UK, shows that crime in Manor Royal is around average for a site of its size, with
250-300 reported crimes per annum. In the month of April 2016, 43 crimes were reported and
identified to have taken place within the Manor Royal industrial estate. 10 of these were classified
as criminal damage, 8 anti-social behaviours, and 7 related to criminal damage and arson. Common
crimes were typically theft or damage of vehicles and diesel theft.

4.103 Anecdotal evidence suggests that other problems affecting Manor Royal include a number of
travellers causing problems on open spaces / car parks. The BID has introduced a business watch
scheme and new CCTV / ANPR scheme which helped to reduce crime by 15% in first two years of

74 Crawley Borough Local Plan 2015-2030 (2014)
75> Crawley Borough Local Plan 2015-2030 (2014)
76 Crawley Borough Local Plan 2015-2030 (2014)
77 Crawley Borough Local Plan 2015-2030 (2014)

78 http://www.crawley.gov.uk/pw/web/PUB228633
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operation. It is anticipated that a warden scheme will be set up in the near future with the joint
responsibility for security alongside maintenance.

The Manor Royal Masterplan (2010) identified several weaknesses of the space which include: a
lack of support amenities for employees including open space and leisure; low quality and
uncoordinated public realm which included pockets of much lower standard environments
compared to competitor business locations; and the need for a stronger image and a sense of
place. The 2013 Manor Royal Design Guide supplementary planning document sets out the
guidance for improvements across these areas.

Development Potential

Within the past six and a half years, 61 planning applications have been made within Manor Royal.
This includes the erection of a 5 storey car park, and a significant development at the former GSK
site for a mixed use employment park (with multiple applications associated). Ongoing large
investment includes the re-development of the former Thales Site for business/ office space and is
due to be delivered in 2016. Keir Cornerstone is another significant investment in office space and
is due to be delivered in 2017.

Consultations with the BID team reveal there is limited potential for development in Manor Royal,
with Crawley to the south and Gatwick Airport to the north limiting land available for development.
There are some infilling sites being developed, such as a new 100,000 sq ft industrial site, a
proposal for a big data centre and a new office development for Virgin Media. However, the Manor
Royal BID team is worried about the lack of supply of new premises, which is reflected in the low
vacancy rates for industrial premises (despite high levels of vacant land).

Manor Royal also has very little step-up industrial space for expanding businesses, with few small
industrial spaces (less than 10,000 sq ft) and very few premises between 20-50,000 sq ft. A concern
for the BID is that smaller businesses are having to move away from Manor Royal in order to
expand despite a desire to remain on site. There is currently no designated incubator space in
Manor Royal, but there is some serviced office provision (e.g. Flexspace which has a wide-range of
office, workspace and business units from 130 to 5,000 sq ft).

The BID has intentions to develop more of this sort of space in the future (as mentioned in Manor
Royal Masterplan, 2010), but it is reliant on private developers to provide this, which has proved
challenging to date. There are currently no actively targeted growth sectors in Manor Royal,
although the Manor Royal Masterplan’® aims to develop character areas, where businesses with
similar characteristics can congregate in order to create an environment which encourages office
and value added manufacturing uses.

Management and Ownership

The Manor Royal Business Improvement District (BID), was established in June 2013 as a
mechanism to allow businesses to create a fund and attract additional investment which will
improve the strength of the business community and the quality of its trading and working
environment. Currently there are around 70-80 land owners, and very little of the land is currently
in public ownership.

79 Manor Royal Masterplan, Crawley Borough Council, 2010
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Lessons Learned for Park Royal

4.110 The key lessons for Park Royal are as follows:

Crime issues have been partly addressed by the BID through the Business Watch scheme
and introduction of CCTV/ANPR. This has helped to reduce levels of recorded crime and
improve the business environment.

The increasing development pressures from retail / residential has been resisted by the BID
and this has helped to retain the industrial stock on the site.

There is a lack of SME workspace in Manor Royal, although the masterplan aims to
encourage new developments to provide this through planning guidance and Section 106
contributions. It is important that Park Royal maintains a diversity of unit sizes including
SME workspace and this should be maintained and encouraged.

The site is likely to prove a technical competitor to Park Royal with respect to advanced
manufacturing and research and development should Park Royal seek to attract more
technically orientated businesses.

.............................................

(CECUENEY e MADE THAT

58 ECONOMICS - RESEARCH-ANALYSIS



North East Enfield including Brimsdown (Upper Lee
Valley)

4.112 The Upper Lee Valley Industrial area, located in North London, is a 360-hectare area® composed
of 16 different sites which fall within four London Boroughs (namely Enfield, Hackney, Haringey,
and Waltham Forest - see Figure 4.10 for details). The Upper Lee Valley Opportunity Area is an
important part of the Mayor of London’s regeneration plans with 15,000 new jobs planned by
2031, and a new green industrial hub and heat network which will be established as part of the
Edmonton Eco Park. The major redevelopments are linked to the A10, and in particular the
Tottenham High Road Corridor and Northumberland Park redevelopment.

Figure 4.18 Map of Upper Lee Valley Area

Source: Upper Lee Valley Opportunity Area Planning Framework (2013)

4.113 The North East Enfield Area forms a key section of the Upper Lee Valley area and consists of 5
industrial sites, namely:

80 Based on analysis undertaken by We Made That
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1) Freezywater

2) Innova Park

3) Brimsdown

4) Redburn Trading Estate
5) Meridian Business Park

4.114 Combined, these account for a total area of 168 hectares. Figure 4.19 provides more detail on the
location of the individual sites.

Figure 4.19 Map of North East Enfield (including Brimsdown) geographies for analysis
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Economy

4.115 Approximately 12,920 people are employed by 625 businesses® between all of the sites which
collectively produce £965 million GVA per annum?®? or £74,600 GVA per capita. The sites are more

81 ONS BRES (2014) and ONS UK Business Count

82 Calculated using UK Regional Accounts (2015) and ONS BRES (2014) data
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4.116

productive than Park Royal which produces at an average of £67,000 GVA per capita. Key locational
competitive advantages are in Manufacturing, Construction, and Transport and Logistics which
have corresponding location quotients of 3.1, 2.1 and 2.1. These competitive industries constitute
28% of the total employment in the area.

Employment density for the sites is relatively low, with 77 employees per hectare, lower than the
employment density of Park Royal (90 employees per ha).

4.117 The average salary in the local area is £26,130, lower than for Park Royal (£31,000) and nationally

4.118

4.119

4.120

4.121

4.122

(£27,800) and this reflects the relatively deprived nature of the surrounding area, especially in the
east of Enfield.

Figure 4.20 Key sectors in North East Enfield relative to Park Royal
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Businesses in North East Enfield contribute a total of £52.2 million in Business Rates per year less
than half the value contributed by firms in Park Royal (£106.8 million).

Data from Estates Gazette on recent commercial property transactions shows that the average
costs for space within the area, is around a third less than the cost of space in Park Royal. Office
units in North East Enfield cost an average of £13 per sq ft to rent, compared to £22 in Park Royal.
Industrial / distribution space costs an average of £9 per sq ft to rent, compared to £13 per sq ft in
Park Royal. This make the area attractive to firms unable to afford space in Park Royal but who
require good access to the strategic road network (e.g. M25) and Central London.

Proximity to Key Markets and Workforce

The North East Enfield area is an important base for distribution depots for Tesco, Iceland and
Ocado which is testament to its good access to markets. Within 25km of the North East Enfield
there are 432,715 businesses whom employ 4.1 million people?.

North East Enfield is accessible to 4 million working age people® within a commutable distance.
Around a third (31% / 1.5 million) of these people have a Level 4 qualification. Approximately
122,000 people hold apprenticeship training, which is two thirds more than Park Royal. The Upper
Lee Valley Area has access to 1.3 million people with either a Level 1 or Level 2 qualification, in
contrast with 1.5 million at London Riverside and 880,000 at Park Royal.

Upper Lee Valley has an average number of people able to access the site by public transport, with
575,000 working aged people able to access the site within one hour using public transport.

83 ONS Census (2011)
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Although this is the second highest level across the estates analysed, it is still considerably behind
Park Royal (2.9 million).

Transport Access

4.123 The Upper Lee Valley’s primary access routes are the A10, and the A1055 (which joins the North
Circular to the M25). Traffic congestion is a major issue for the estate when there are problems on
the A406 or M25. The nearest airport is London Stansted which is typically a 31 min drive from the
centre of the Brimsdown site. The key nearest harbours are Tilbury and Felixstowe, which are
typically 42 mins and 1h 30 mins drive respectively.

4.124 The area is served by the Lee Valley railway line with services on London Overground and Abellio
Greater Anglia. This line offers connections to Liverpool Street Station via Tottenham Hale Station.
Overall public transport connectivity within the with the area is very poor, and rated by Transport
for London® as having a mix of 1a, 1b, with spikes of 2 (on a scale from 0 to 6, with 0 being the
worst). See Figure 4.21 for more detail.

Figure 4.21 Public Transport Accessibility Level in North East Enfield region including Brimsdown.

I
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Source: Transport for London, 2012

84 Using TfL WebCAT toolkit for PTAL (2011) data
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Physical

Analysis undertaken by We Made That of the different typologies within North East Enfield (as
shown in Figure 4.22) identifies that standalone warehouse space is by far the most predominant
land use, accounting for 54% of the total area (much higher than 21% in Park Royal). A further 15%
of the area is industrial and 11% is bespoke industrial or utilities space. Data from the Valuation
Office Agency indicates that the average unit size is 10,500 square feet, larger than in Park Royal
(7,800 sq ft).

Current listing on available commercial property®®, shows there are currently 26 vacant units to let
in the area totalling 1,029,178 sq ft. This accounts for 3.5% of the total site area, similar to Park
Royal (3.6%). There are some clusterings of dense industrial sites, which accommodate a range of
specialised manufacturing activities related to the skilled workforce.

Data from the Metropolitan Police shows that overall within North East Enfield there are average
levels of crime compared to other industrial parks in this study. In the month of April 2016, 43
crimes were reported and identified to have taken place in North East Enfield. Eleven of these were
classed as anti-social behaviours, 7 related to violence and / sexual offences and 3 related to
criminal damage and arson.

85 Complied by Estates Gazette
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Figure 4.22 Site Typologies in North East Enfield / Upper Lee Valley Industrial Estates

UPPER LEE VALLEY /

/] Enfield Lock &

Stancalone W rehouse

A1g

Incust-al Eslale
Derse Industrial
Baspoke Inoustrial or Ltilitles

Ouen Industric. _ans

—— e S——

Relail Park / F
Brimsdown ==

Businesa Par«
Off ce

Hign Street
Comriur Ly Uses

Residential

I HEEEEEE EN B

Patrol Station

King Gaarge's

Unoer Corgtruction Reservoir

Parking
Wacantland
Othar

D Greer Souce

-im Case Slucy Sile Bouncary

N 0 200m \/
(T
Q) [

103 2P2C Indusirlal zslzle Slucy
& WE VADE THAT

Epping Forest

o1z

Source: We Made That

ARSI AAIIAIANCK,

SN HII IO,
64 ECONOMICS - RESEARCH -ANALYSIS



4.128 The table below considers the site’s access to utilities and infrastructure and demonstrates that
North East Enfield has a good level of access. This is detailed in the table below:

Table 4.4 Access to Infrastructure

Broadband | The broadband infrastructure in North East Enfield is relatively good (according to
discussions with council representatives), with recent investment from the Mayor’s
Broadband scheme helping to improve the speeds of broadband in the area.

Energy and | Haringey, Enfield and Waltham Forest are all considering implementing decentralised
Gas energy systems. These would localise the production of energy, and could enable heat to
be provided to properties via heat networks transporting water or steam. Locations and
indicative costs for decentralised energy systems have been provided by the boroughs, who
are leading the development of the designs. For all the decentralised energy schemes, work
is still underway to investigate feasibility, develop the design and potentially produce
business cases.

There is currently sufficient capacity in the high voltage transmission system in the southern
Upper Lee Valley to accommodate the anticipated growth, as this was upgraded to serve
the Olympics and Olympic Legacy. There is currently some capacity in the network at the
northern end and National Grid have already obtained the necessary consents for network
and transformer upgrades to meet future growth. This scheme is currently on hold until the
demand is likely to be triggered.

UK Power Networks operate the gas storage and distribution networks in Upper Lee Valley.
They have indicated that there are no existing or envisaged capacity constraints in the
network or local storage capacity to meeting current or likely future growth needs. This is
on the proviso that the houses built are energy efficient with “Good” or “Excellent” BREEAM
rating or similar standard, and that the proposed employment uses do not have high energy
demands - either for gas (such as heavy manufacturing industry) or electricity (data centres).
Waste The North London Waste Authority (NLWA) submitted the North London Waste Plan
(NLWP) for an independent examination in February 2012. The inspector found that the
NLWA had not fulfilled the legal requirement of the Duty to Co-operate under S33A of the
Planning and Compulsory Purchase Act 2004 in the preparation of the NLWP and so
recommended non-approval of the plan in March 2013. As such, the NLWP is currently
being re-drafted and details of the likely sites, schemes and costs are not yet known.
Water Thames Water expect that the planned development in the Upper Lee Valley will result in
capacity problems in both the fresh and waste water systems. Of particular concern is the
impact on the trunk mains. Thames Water have been provided with the list of developments
and locations in order to assess this development in their own capacity assessment models.
The results of this work have not been provided at the time of writing this report, but the
GLA are continuing the relationship established and encouraging their involvement in
planning for the Upper Lee Valley.

Thames Water stressed the importance of managing demand by encouraging efficient use
of water, and are interested in how the planning system could be used to intensify the
application of new technologies in development sites. Thames Water have been granted
planning permission for a significant upgrade to Deephams Sewage works. The upgrade is a
complete replacement of the current works, on a phased basis within the current site. The
scheme will replace aging assets, increase the capacity of the works, reduce the odour and
meet new quality standards set by the Environment Agency. This is anticipated to be funded
by Thames Water and therefore the costs and funding are netted in the model.

Source: Upper Lee Valley Opportunity Area Development Infrastructure Study (2015)86

4.129 Consultations with local stakeholders suggests that public realm in the North East Enfield estates
is relatively good, with the area benefitting from its close access to the Lee Valley Regional Parks.

86 https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/opportunity-areas/opportunity-areas/upper-
lee-valley
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Recent investment has also been made in recent years, including a new pocket park in Meridian
Business Park and the establishment of the Brimsdown Linear Park Walk, a 9 metre strip of land
adjacent to the Upper Lee Valley, which is being developed through Section 106 contributions.

Facilities in the North East Enfield industrial estates are relatively poor, with one gym located in
Brimsdown and one hotel located in Innova Park. There are no nurseries or conference facilities
available at any of the sites.

Figure 4.23 Facilities in Upper Lee Valley
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Source: Regeneris Consulting

Development Potential

Within the past six and a half years, a handful of planning applications have been made across the
North East Enfield sites. SEGRO have recently completed premises at Morson Road, and Innova
Park and sites along the northern end of Mollison Avenue have seen recent investment.

The re-development of land at Meridian Water to the south of North East Enfield is likely to play a
significant role in the providing extra housing and infrastructure in the local area. Part of this
includes £25million in capital funding to provide extra rail services from Angel Road and
Northumberland Park stations to Stratford via Tottenham Hale. The area is also set to benefit from
Crossrail 2, which is likely?” to pass through the area towards Tottenham Hale station. Discussions

87 The route has yet to be finalised
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with Enfield Council, revealed that it is expected that future developments around the Crossrail 2
stations may lead to an increase in the number of industrial to residential conversions. Lost
industrial land may be compensated by releasing green belt land for industrial purposes.

Management and Ownership

There is no formalised management across North East Enfield at present. Smaller organisations
which have been set up to manage the sites includes the Brimsdown Business Association, which
helps provide some co-ordination between businesses, and the Meridian Business Partnership,
who receive some money from Section 106 contributions to help fund small improvements on the
site (including a new pocket park).

Enfield Council are about to establish a new Inward Investment Team, which aims to attract
investment into the area (as well as the rest of Enfield) with a focus across all sectors. This may
help to improve the marketing of the site to potential investors.

Anecdotal evidence suggests that across nearly all the estates in North East Enfield, there is a wide
range of landowners, presenting challenges for co-ordinating investment programmes. Redburn
Trading Estate is the only exception to this, being half owned by the council.

Lessons Learned for Park Royal

The key lesson for Park Royal is that with respect to Transport and Logistics, North-East Enfield is
likely to be Park Royal’s nearest competitor for the location of distribution depots of growing firms
whom are yet to establish large distribution networks although seek good access to Central
London. This is particularly the case if more land is made available for development.

.............................................
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Brimsdown

Brimsdown is the largest site within the North East Enfield Industrial area and lies within the
London Borough of Enfield. It is the second largest industrial estate in London and has very similar
characteristics to Park Royal, with strengths in food manufacturing, wholesale, warehousing and
logistics.

Economy

Brimsdown covers an area of 116 hectares®, and contains 285 businesses whom employ 7,500%
people. The site is home to the greatest concentration of industrial activity in the area, with key
clusters of logistics, retail and smaller-scale industrial activities whom operate within a close
proximity. The Brimsdown area shows the greatest degree of diversity of uses; with each activity
sector and building type represented. Key employers within Brimsdown include Warburtons, Coca
Cola and Johnson Matthey.

The site produces £721 million GVA per annum or £96,330 GVA per capita®®, making it around 45%
more productive than Park Royal which produces an average of £67,000 GVA per capita. Sectors in
Brimsdown which are more highly specialised than nationally include manufacturing, construction,
and utilities®* which have corresponding location quotients of 5.6, 3.2 and 3.2. The most productive
sectors within Brimsdown account for 37% of the total employment in the area, a much higher
proportion than in Park Royal (29%).

88 Based on analysis undertaken by We Made That

89 ONS UK Business Count (2015) and ONS BRES (2014). 236 businesses and 6940 people identified in Enfield Employment Land
Study, 2016

90 Calculated using UK Regional Accounts (2015) and ONS BRES (2014) data

91t is important to note that the Enfield Energy Centre is based on this site which employs 27 people and has any extremely high
value added multiplier.
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Figure 4.24 Map of Brimsdown with geographies for analysis
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4.141 Employment density is relatively low in Brimsdown, with 65 employees per hectare, which is below
the combined North East Enfield estates (77 employees per ha) and Park Royal (90).

4.142 The average salary in the local area is £26,130%, lower than for Park Royal (£31,000) and nationally
(£27,800) and this reflects the relatively deprived nature of the surrounding area, especially in the

east of Enfield.

4.143 Data from the Valuation Office Agency suggests that businesses in Brimsdown contribute a total of
£47.6 million in Business Rates per year, which is less than half the value contributed by firms in

Park Royal (£106.8 million).

4.144 Recent data on commercial property transactions in Brimsdown®3, show that units are typically
cheaper to rent than Park Royal, and are on average a third lower in cost. Office units in Brimsdown
are around £15 per sq ft, compared to £22 per sq ft in Park Royal. Industrial / distribution units are

typically around £8 per sq ft, compared to £13 per sq ft in Park Royal.

Transport Access

4.145 Primary access to the site is through Mollison Avenue, and congestion remains a significant issue
for businesses operating in the Brimsdown area. This is mainly due to traffic on the M25 and North
Circular. In terms of public transport, the site is primarily served by Brimsdown train station on the
Lea Valley Line. The 491 bus route serves the western side of the industrial estate. Overall public
transport access is very poor and rated by Transport for London®* as having a mix of 0 and 1a, (on

a scale from 0 to 6, with 0 being the worst). See Figure 4.21 for more detail.

92 ONS Annual Survey of Hours and Earnings (2015)

93 Complied by Estates Gazette

94 Using TfL WebCAT toolkit for PTAL (2011) data
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Physical

Using data from the Valuation Office Agency, it is estimated that around two-thirds (65%) of the
total area is classified as warehouse space (much of which has been built post-2005); 13% of the
area is factory space and a further 5% are storage. The average unit size is 13,300 sq ft, larger than
in Park Royal (7,800 sq ft). Whilst the current vacancy rate on site is 11%%, it is important to note
that some of the largest warehousing sites within the Brimsdown cluster are currently available to
let or have been recently let following refurbishment. This has temporarily increased the vacancy
rate, which is currently much higher than Park Royal’s (3.6%).

Data from the Metropolitan Police shows that overall levels of crime within the Brimsdown
industrial estate are low and in the month of April 2016 11 crimes were reported and identified to
have taken place within the site of which two are related to drugs, two related to public order and
one related to anti-social behaviour.

The facilities available to businesses and employees in Brimsdown is relatively poor. There is only
one gym located on Brimsdown, with no hotels, conference facilities or childcare available.

Development Potential

Brimsdown is set to benefit from Crossrail 2, which is likely®® to pass through the area calling at
Brimsdown station. It is expected that future developments around the Crossrail 2 stations may
lead to an increase in the number of industrial to residential conversions. Lost industrial land may
be compensated by releasing green belt land for industrial purposes. Improved connections to
Central London (more than the current half-hourly service) may bring about a change in the types
of businesses using the estate.

Management and Ownership

The Brimsdown Business Association meets quarterly to discuss some of the key issues affecting
the estate. This has had a decreasing role over the last few years, with longer gaps between
meetings due to reduced participation from local businesses.

Anecdotal evidence suggest that the site has a wide range of land owners, which has made co-
ordination on investment challenging.

Lessons Learned for Park Royal

The key lessons for Park Royal are as follows:

° Brimsdown is one of Park Royal’s main competitors within London, catering for similar
types of businesses in the transport, logistics and food manufacturing sector as well as
offering good transport connections to the motorway network and central London.
Cheaper rents in Brimsdown (about a third lower than in Park Royal), make the estate
attractive to businesses.

° Lower levels of crime and better public realm (than Park Royal) have made the estate
attractive for local businesses.

95 Using data from Estates Gazette

% The route has yet to be finalised
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Brimsdown has the ability to expand into the green belt, which offers future development
potential. However, this will only be done in the long term if developments arising from
Crossrail 2 result in current industrial units converting to high density residential.

''''''''''''''''''''''''''''''''''''''''''''''
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Other Industrial Estates of Interest

4.153 In addition to the key case studies examined above, we have also undertaken a qualitative
assessment of two further industrial estates which are of interest to the OPDC.

° The A40 Industrial Estates, which are the closest geographically to Park Royal

° The Copenhagen Clean Tech Park, which is an example of how Clean Tech can be developed
in an industrial estate.

A40 Industrial Estates

4.154 The A40 industrial estates comprise of a cluster of sites around the A40 corridor. These are
illustrated below and include Greenford, Alperton, Perivale and Staples Corner industrial estates.

Figure 4.25 Map of A40 Industrial Estates

Source: Regeneris Consulting, 2016

Greenford Industrial Estate

4.155 Greenford Industrial estate is within close proximity to the A40 and was identified as a key
competitive area for Park Royal. The combination of capacity and quality factors play a leading role
for the site’s competitive advantage over other A40 industrial estates.

° Overall proximity to the A40 which provides very good access to markets in central and
Greater London, and company’s such as Jack Wills, Sainsbury’s and Tesco have located
distribution depots on the site. Greenford Station, served by National Rail and the Central
Line rail services, provides good access to labour.

° There are several significant individual industrial estates on the site including Greenford
Park and Metropolitan Park Industrial estates developed by SEGRO. These sites are of
Grade A standard and the average unit size is approximately 45,000 sq ft.
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The site has several large units on the site above 80,000 sq ft, which Park Royal cannot
always supply. Brompton Bicycles have recently moved into an 86,000 sq ft site in
Greenford Park.

Consultations with agents suggests the area is often considered as an alternative to Park
Royal with companies locating here due to the limited space on offer in Park Royal

Local agents indicated that for industrial space, the average price per sq ft is around £2
cheaper at Greenford compared to Park Royal.

Whilst there exists capacity for the expansion of the Greenford Industrial estate space,
through moving into the Old GSK site, it appears that much of this space has been
earmarked for a housing developments. The site area was not identified as a Strategic
Industrial Location (SIL) in the London Plan.

Alperton and Perivale Industrial Estates

Perivale and Alperton Industrial estates are both within close proximity of one another and the
A40. Whilst they are both relatively large in their own right, ownership is fractionalised and there
is little spare capacity.

Overall proximity of the estates to central London provides it with very good access to
markets, although it is an additional 10 mins from central London in comparison to Park
Royal. Closer proximity to Central London is a key competitive advantage for Park Royal
over these estates.

Within Alperton and Perivale estates there is a 50/50 split between industrial and office
space”’. Site sizes range from 8,000 sq ft to 80,000 sq ft. Key sectors for the estates are
vehicle sales, storage and repair, and film related industry.

The estates have very good access to labour markets which is facilitated through the
London Underground Stations of Alperton and Perivale on the Piccadilly and Central
Underground Lines respectively. Furthermore, they both have very good access through
regular bus services.

Capacity and intensification are both significant constraints for the estates as the roads are
narrow and there is a large amount of housing enclosing the spaces®’. Public realm is of a
substandard quality in the Alperton Estate, and good quality in the Perivale Estate®.

Staples Corner Industrial Estate

The Staples Corner Industrial Estate is significantly further away from the A40 than Greenford,
Perivale and Alperton Industrial Estates. Whilst it lies on the North Circular and is only 4 miles away
from the edge of the Park Royal industrial estate, journey times can be high due to heavy
congestion at peak times.

Staple Corner’s prominence on North Circular means that it is likely to be discussed when
firms are looking for industrial space due to the constraints on Park Royal. However, it is
not a primary destination for businesses who would be aiming to rent space in Park Royal®’.

Anecdotal evidence has described the Staples Corner industrial estate as being ‘not in the
same class’ as Park Royal or the other A40 competitors.

97 Based on consultations with local agents
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° Within the Staples Corner Industrial Estate there is a major presence of self-storage and
construction companies. The largest site is the Harp View Business Park which is 250,000
sq ft in size and consists of office, small warehouses and distribution warehousing units.

° Much of the older warehouse space has been developed into out-of-town shopping space
due to limited capacity at Brent Cross shopping centre.

Lessons for Park Royal

° The primary competitors for Park Royal are the Greenford Industrial Estates. Whilst firms
are fundamentally demanding space at Park Royal, its inability to provide the types and
quality of space required has enabled Greenford Industrial estates to thrive following
investment.

° The industrial estates at Alperton, Greenford, Perivale are better serviced by public
transport and in turn have a greater access to a pool of labour in comparison to Park Royal.

Copenhagen Clean Tech Park

The Copenhagen Clean Tech Park developed out of a collection of business within the Greater
Copenhagen region jointly identifying themselves as part of the Copenhagen Clean Tech Cluster
(CCC). The Copenhagen Clean Tech Cluster (CCC) is a group of businesses who work to develop and
deliver solutions which aim to tackle challenges relating to improving efficiency in the life cycle of
products. For example, through ensuring that the by-products of production can be captured and
used to support other manufacturing processes. The dialogue to develop an industrial park began
in 2008/9.

The Copenhagen Clean Tech Park was opened in 2012 and is situated in the Frederikssund
Municipality to the North West of Copenhagen, Denmark. The park is part of a wider city
development project which is expected to add 14,000 inhabitants, 6,000 jobs and 6,000 homes to
the area. The Cleantech Park’s buildings and infrastructure will be positioned to be integrated into
the city, in order to make the best possible use of state of-the-art energy and environmental
technologies to enable the city to become a green city. This is in line with the City of Copenhagen’s
commitment to become Carbon Neutral by 2025.

Currently, the Copenhagen Clean Tech Park does not have a centralised identity. Businesses are
scattered around Frederikssund, although within 2km of one another, and currently occupy an area
likely to be less than 50 hectares in total size at present. However, 370 hectares of space has been
assigned to the Copenhagen Clean Tech Park in line with the city Masterplan.

regeneris IR T
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Figure 4.26 Copenhagen Clean Tech Park

Source: Localization of a data centre in Vinge, Frederikssund Kommune

At present 12 — 15 Clean Tech companies operate in the area and employ around 1,300 people.
The businesses themselves stretch across different sectors, although they primarily operate
amongst advanced manufacturing, research and development, and waste & recycling sectors.
Haldor Topsge is the largest business located in the park.

The primary reason for businesses locating themselves on the park has been the proximity to key
stakeholders and the fostering of a triple helix cooperation process. The Triple helix cooperation
process, is a 3-way innovation coordination system between stakeholders representing: companies
and investors, educational and scientific institutions, and public authorities®®. This ultimately
enables firms to integrate production and investment as well as identify and fund areas for
research and development (R&D).

R&D support is provided through the central government, municipalities and close cooperation
with Universities. Important stakeholders relating to R&D include: Technical University Denmark
(DTU), Roskilde University, IT University of Copenhagen, Copenhagen Business School,
Copenhagen University, The Foundation of Entrepreneurship Denmark, Copenhagen Business
Services, Venture Cup Denmark, and Symbion.

Vacancy levels within the park are high with regards to the 370-hectare area allotted for
development. Average rental rates are not known. The park has a fragmented ownership, although
all of the developable space is owned by the municipality. Primary management through the joint
group of Copenhagen Clean Tech Cluster, Copenhagen Clean Tech Park, Municipality of Roskilde
and Municipality of Kalundborg. High levels of coordination on the park enable the transfer of by-
products.

Transport links for the town of Frederikssund are good. The site is approximately 40km from
Copenhagen and 50km from Copenhagen Kastrup Airport. On average it takes 50 mins and 1 hour
to travel by either road or public transport respectively.

9% http://cleantechincubation.eu/wp-content/uploads/2012/07/Cleantech-Incubation-Practice-and-Practice-Handbook.-June-

2014.pdf
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Infrastructure capacity within the area is very good. The power supply of the estate is based on
renewable energy such as thermal heat systems, wind power, solar cells etc. Furthermore,
businesses reutilise waste products in other local processes minimizing the overall energy
consumption as much as possible.*® The symbiotic nature of infrastructure has been designed with
careful consideration to businesses. At present 60% of the heat within the township during the
winter is provided by reusing the waste heat from the Haldor Topsge manufacturing plant.

Recycling takes place within close proximity to the park, and the circular economy is playing a
strong role in conceptualisation. Digital infrastructure has been established with support from
Cisco and the Copenhagen Municipality, where Cisco has entered into an innovation partnership
with Greater Copenhagen to test and develop future digital infrastructure.®

Current demand for the space within the Copenhagen Clean Tech Park is flat. The main
development goal for the park is to continue to attract investment, gain further investment from
central structural funds and foreign investment. There is an observed trend in Denmark for
companies to be bringing back production from China and Eastern/Central Europe in order for the
supply chain to be closer as this allows firms to be able to more closely monitor and implement
change. As such there is a plan for the park to provide space to implement and closely monitor
new products and mechanisms in the Clean Tech sector.

Key weaknesses for the park include: a lack of a population/ skilled workforce living in the local
area; the need to co-integrate the processes within the site; and the need for firms to have the
incentives to voluntarily engage with clean technology and industry.

Lessons for Park Royal

The key lessons for Park Royal are as follows:

° ‘Clean Tech’ does not necessarily mean that production has a low level of impact upon the
public environment. The Haldor Topsge plant, which is an explosives manufacturer, is
evidence of this. Clean Tech is a collection of firms whom aim to improve overall efficiency
in the life cycle of a product.

° High levels of co-operation and planning between stakeholders is crucial for the
development of a Clean Tech Industrial Park. Crucially, this often involves a flexible energy
grid and levels of integration between firms. Firms make use of local supply chains and
resources which is also a valuable lesson for other areas which wish to emulate this model.

° It is vital for there to be access to a pool of research and development (R&D) institutions
including higher education institutions.

99 http://stateofgreen.com/files/download/646

100 http://www.copcap.com/invest-in-greater-copenhagen/case-stories/cisco-expands-innovation-activities-in-copenhagen
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Summary and Conclusions

A Summary

To help draw comparisons between the individual industrial estates and to generate the conclusion
and implications for Park Royal Industrial Estate, this section pulls together much of the key
evidence for each of the six key case studies above, in addition to Park Royal.

Economy

The analysis shows that Park Royal is the largest industrial estate examined in terms of jobs and
businesses out of the industrial estates analysed. It is also one of the largest in size, with only
Trafford Park covering a larger area. Given the large number of jobs located on a smaller site than
Trafford Park, employment density in Park Royal is relatively high — second highest only to Manor
Royal (which has a high density given the presence of a relatively high level of offices).

Park Royal produces a total of £3.5 billion GVA per year!®, which is the highest out of all the
industrial estates analysed. However, it is only average in terms of GVA per employee (£67,100),
and although it is above Trafford Park (£54,600), it has the lowest productivity of all the industrial
estates analysed in the London/South-East area. In part. This is due to the presence of Middlesex
Hospital with the health sector displaying relatively low levels of GVA per employee.

Linked to this lower productivity, higher value employment only accounts for 29% of total
employment. Only Trafford Park and NE Enfield have lower proportions of higher value
employment.

Rents in Park Royal'®? are the highest out of all the industrial estates examined for both office and

industrial / distribution space. Office space in Park Royal costs around £22 per sq ft in 2015, having
overtaken the rental values of Slough Trading Estate in 2012. Slough is the next highest (£21 per
sq ft), which has decreased from a peak in 2010 (£27 per sq ft). Industrial / distribution space in
Park Royal is an average of £13 per sq ft and has experienced a significant increase over the last
two years, bucking stagnant trends experienced on the other industrial estates analysed.

Rents are a key indicator of performance and success and reinforce the popularity of Park Royal as
a site, given its proximity to London.

101 ONS UK Regional Accounts, 2015 and ONS BRES, 2014

102 Based on commercial property transactions data from Estates Gazette

.............................................
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Figure 5.1 3 Year Rolling Average Rental Rates for Industrial Units (£/ft*), 1983-2015
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Figure 5.2 3 Year Rolling Average Rental Rates for Office Units (£/ft?), 1996-2015
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Source: Estates Gazette (EGi)

5.7 Data from the Valuation Office Agency shows that businesses in Park Royal pay the highest
combined level of business rates out of all the sites, and reflects the good performance of local
businesses and the total size of the business base. This presents an opportunity for Park Royal in
the future, with a large amount of money potentially available for investment into the site,
particularly through a Business Improvement District (BID) or similar vehicle.

5.8 Sectors which perform strongly in Park Royal are other media, manufacturing and transport and
logistics. The strength in manufacturing can largely be attributed to the strong food manufacturing
presence in Park Royal. By comparison, other industrial estates have higher proportions of jobs in
advanced manufacturing, which has helped to increase the overall productivity of these industrial
estates.
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Table 5.1 Summary of Case Study Assessment - Economy

Employ. . Price . High
No of Total P B
Industrial Size Noof  Density °0 ota GVA/ rlcze / ft? usines . . value
. Busin GVA Salary / ft | s Rates Key Sectors (Location Quotient)
Estate (ha) jobs (employe employee . ind./ mplo
esses (Em) office . (Em)
es per ha) dist. y
Park Royal Other media (7.03)
Industrial 584 52,300 90 2,300 £3,515 £67,100 £31,000 £22 £13 £107103 Manufacturing (2.45) 29%
Estate Transport & Logistics (2.38)
Trafford Park Agriculture & Mining (5.50)
Industrial 785 40,200 51 1,600 £2,195 £54,600 £26,600 £17 f4 £70 Advanced Manufacturing (4.11) 23%
Estate Other Creative (2.5)
. ICT & Creative Media (5.40)
Slough Trading .
143 19,000 133 900 £1,664 £87,600 £30,700 £21 £12 £73 Advanced Manufacturing (2.30) 31%
Estate .
Manufacturing (2.23)
London Utilities (6.05), Transport & Logistics
. . 309 8,200 27 600 £615 £75,300%%  £30,900 N/A £7 £31 ! . 45%
Riverside / (4.69), Manufacturing (2.23) 0
29,000 Public Sector (3.36)
Manor Royal 181 (39,000) 160 1,500 £2,598 £89,600 £31,500 f14 £8 £57 Utilities (3.07) 37%
105 Advanced Manufacturing (2.70)
Upper Lee

Manufacturing (3.08)
168 12,900 77 625 £965 £74,600 £28,500 £13 £9 £52 Construction (2.11) 28%
Transport & Logistics (2.06)

Valley / North
East Enfield inc.
Brimsdown

Manufacturing (5.26), Construction
(3.24), Utilities (3.20)

Source: ONS BRES (2014), ONS UK Business Count (2015), ONS UK Regional Accounts (2015), Annual Survey of Hours and Earnings (2015), EGi, Industrial Estate websites

Brimsdown 116 7,500 65 300 £721 £96,300'%  £26,100 £15 £8 £48 37%

103 Highest business intensity amongst all sites
104 presence of a strong manufacturing sector.

105 The data from the draw down area is significantly larger than the site of Manor Royal and includes the Crawley town centre, as such we expect the actual figure to be approximately 75% of this
value. As such we have used a figure of 29,000 instead of 39,000 for our total jobs estimate.

106 High value due to Manufacturing and Utilities
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5.9

5.10

5.11

5.12

5.13

Proximity to Key Markets and Workforce, Transport Access

The findings from our analysis on industrial estates’ proximity to key markets and workforce and
access to transport reveals that Park Royal performs relatively well, although high levels of
congestion in and around the site are restricting business’s access to a wide pool of talent.

Park Royal has arguably the best access to Central London out of all the industrial estates examined
and this provides a very large market for businesses to engage with. The large size of Park Royal
itself presents opportunities for businesses through local supply chains. Park Royal has the largest
number of businesses and employees within a 25km radius out of all industrial estates presenting
significant opportunities.

One area of concern for Park Royal is the high congestion in AM and PM peaks, which means Park
Royal has a low number of employees within a drivable commuting time (50% less than Trafford
Park). Even when taking into account better public transport access to Park Royal, it still has around
900,000 less people within a commutable distance from Park Royal than Trafford Park. This
congestion also affects the ability of businesses to access markets, and the high proportion of Park
Royal’s businesses reliant of good road access (e.g. food manufacturing, transport and logistics)
means that efforts should be made to reduce congestion. Congestion was less of an issue at other
industrial estates examined in this study, with the exception of Upper Lee Valley, where efforts are
being made to improve the local interchange with the M25.

Public transport access to Park Royal is generally very good, with over four million people able to
reach Park Royal within one hour. This is five times greater than the next highest industrial estates
(Upper Lee Valley = 850,000) and reflects the wide range of public transport available in and around
Park Royal. However anecdotal evidence suggests that public transport accessibility is an issue in
some areas of Park Royal, which are not as well served as others. For this reason, it has been rated
as average (as opposed to good). To ensure that all businesses in Park Royal are able to benefit
from future transport investments, easy access must be provided.

Although Park Royal has access to a smaller pool of labour, proportionally labour is much higher
skilled than across other industrial estates, with 40% educated to degree level (or above)’. This
bodes well for Park Royal’s aspirations to attract sectors which require higher skill levels. There is
a lower proportion of people educated to A Level (or equivalent) in Park Royal’s catchment area,
which may present some challenges when trying to recruit people at this skill level.

107 ONS Census, 2011
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Figure 5.3 Skills base within a commutable distance to industrial estate (absolute)
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Figure 5.4 Skills base within a commutable distance to industrial estate (proportional)
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Table 5.2 Summary of Case Study Assessment — Proximity to Key Markets and Workforce, Transport Access

Proximity to Key Markets and Workforce

Transport Access

Access to Markets Proximity to Skilled Workforce
. Worki _Withi .
Industrial Estate No of orking age pc3p 't 1;:' Skill levels PrOXImItY Proximity .
Connect- No of commutable distance to strategic .. Proximity
. . . Jobs to public .
ivity businesses (25km) Public | | | road transport to Air
Car Transport Level 0 Level 2 Level 4 network
Park Royal Sub-
. Good Good Good Sub-standard Good Good Good Average Average Average
Industrial Estate standard
Trafford Park Sub- Sub-
Industrial Estate Good Average Good Good Average standard Good standard Good Average Good
Slough Tradi
Es(::tge racing Good Average Good Good Sub-standard  Average Average Good Good Average Good
. . Sub- Sub-
London Riverside Good Good Good Good Sub-standard Average Average Good Average
standard standard
Manor Royal Average Sub- Sub- Sub-standard Sub-standard  Average Good Average Average Average Good
4 & standard  standard & & & &
Upper Lee Valley
/ North East Sub- Sub-
Enfield inc. Good Good Good Average Average standard standard Average Good Average Average
Brimsdown
. Sub- Sub-
Brimsdown Good Good Good Average Average Average Good Average Average

standard standard

Source: Industrial Estate websites, ONS Census (2011)

108 Commutable distance is defined as within a one hour travel time during peak periods.
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5.14

5.15

5.16

5.17

5.18

Physical

As revealed in the economy analysis, Park Royal is a very dense industrial estate and analysis of the
site typologies shows that 21% of the site is classified as dense industrial’® (three times higher
than any other site examined). Other common typologies in Park Royal, which are typically high in
other industrial estates include standalone warehousing and industrial estate. Slough Trading
Estate is the most diverse industrial estate examined, with a high proportion of business park space
(22%) alongside traditional industrial estate spaces.

The average size of units in Park Royal is much smaller than across all other estates (7,800ft?) and
this reflects the diversity of uses in the estate.

The vacancy rate of units in Park Royal is around average compared to other sites, with 3.6% of
units presently vacant. Only Trafford Park (5%) and Brimsdown have higher (5.6%) vacancy rates,
although it is very comparable to the Upper Lee Valley Estates (3.5%).

Energy, water and broadband infrastructure in Park Royal is sufficient at present, however it may
be unable to cope with the intensification expected in Park Royal in the near future. Most other
sites (with the exception of London Riverside) largely have the infrastructure capacity for future
expansion, although this tends to be through ad-hoc extensions to the existing system.

There are relatively high levels of crime in Park Royal with over 120 crimes recorded in April 2016.
Although a large proportion is associated with Central Middlesex Hospital, it is higher than
experienced in comparable sites, however the majority of sites do have issues with crimes. For
example, London Riverside and Upper Lee Valley have a number of non-recorded crimes such as
squatting, which have been an inconvenience for local businesses.

109 Dense industrial (as defined in Appendix C) are defined as having between 90 and 190 employees per hectare and have a typical
unit size of 250 — 2,500 sqm.
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Figure 5.5 Site Typologies across Sites
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Table 5.3 Summary of Case Study Assessment - Physical

. . Average size Access to Quality of Facilities on .
Industrial Estate Type of premise () Vacancy levels!? infrastructure public realm site Crime levels
Park Royal Industrial 28% ind. estate 1,937,000 sq ft
Estate 21% dense ind. 7,800 Average Sub-standard Sub-standard Substandard
21% standalone ware. 3.6%
. 19% ind. estate 3,023,000 sq ft
;i:ftc;rd Park Industrial 19% standalone ware. 18,600 Good Average Good Substandard
19% bespoke ind. 5.0%
28% standalone ware. 486,000 sq ft
Slough Trading Estate 22% business park 13,700 Good Good Average Good
22% ind. estate 2.2%
58% open ind. land 272,000 sq ft
London Riverside 16% bespoke ind. 43,100 Sub-standard Sub-standard Sub-standard Good
12% standalone ware. 1.3%
33% standalone ware. 877,000 sq ft
Manor Royal 13% business park 14,000 Good Good Average Average
12% ind. estate 3.4%
Upper Lee Valley / North 54% standalone ware 1,029,000 sq ft
East Enfield inc. 15% industrial estate 10,800 Good Good Sub-standard Average
Brimsdown 11% bespoke ind. 3.5%
701,000 sq ft
Brimsdown - 13,300 Average Good Sub-standard Good

5.6%

Source: ONS BRES (2014), Industrial Estates Websites, VOA (2014), EGi

110 Vacancy rate generated as a ratio of EGi registered available lettable space to the overall site size.
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5.19

5.20

521

5.22

5.23

Other

Other factors which were examined include the development potential, management and
ownership of the industrial estates.

Our analysis found that there was highly fragmented land ownership in Park Royal compared to
other sites. This has led to issues co-ordinating investment in the site, and has also led to a lack of
concern for the public realm around units. In Slough, which is relatively unique given that it is solely
owned by SEGRO, there is a much better effort to co-ordinate investment decisions with what is
required on site by businesses.

Currently Park Royal has no platform for the ‘day to day’ management of Park Royal which could
address issues around security and improving public realm.

Conclusions

This study has analysed a number of industrial estates in the UK to understand how they perform
relative to Park Royal and how Park Royal can improve its competitive position. The evidence
shows that Park Royal performs strongly as an industrial estate, supporting a large number of jobs
and businesses in addition to supplying London’s economy across a range of sectors, including
through food manufacturing and transport and logistics. Despite the positives surrounding Park
Royal’s performance, there are a number of factors where Park Royal is not as competitive as
comparator industrial estates, with a number of physical issues including high crime rates and poor
public realm in addition to congestion and infrastructure constraints.

Some of the key points which should be considered by the OPDC to inform the Park Royal Industrial
Estate work programme as well as other OPDC strategies and documents (including the Local Plan)
are:

° Park Royal is likely to remain attractive to businesses in the future due to its proximity close
to Central London and the reduction in industrial space available in other locations across
London. There is a need to ensure there are sufficient sites and premises in Park Royal
which can meet modern needs, and ensure that existing sites are protected to maintain
the area’s competitiveness.

° Park Royal’'s economy is particularly niche and appears to be focused around
manufacturing, storage and distribution linked to supplying Central London. This is likely to
remain a strength, though if rents continue to rise this could prohibit new firms moving
into the area.

° There is a need to protect industrial land in response to pressure from other uses. Other
industrial estates have reported losing industrial land to residential and office-led
developments, which Park Royal should resist, and potentially stands to gain from if
businesses are forced out of other estates.

° Intensification needs to happen in a way which is sympathetic to the area to maintain Park
Royal’s attractiveness, especially given that employment is already relatively dense. A clear
plan is required to identify the key sectors and locations for intensification.

° A BID (or something similar) could help to address some of the issues that Park Royal
currently faces, including high crime levels and poor public realm. Experience from other
industrial estates shows that BIDs can be successful at pooling resources together for
investment and helping to improve co-ordination between key stakeholders.

86



There is a need to address some of the other factors which could constrain growth
particularly infrastructure and congestion. Park Royal has one of the lowest number of
people able to access the site (by both car and public transport), and this means it is not
fully able to take advantage of the wide range of labour and skills available across London.

Access to infrastructure such as energy, water and broadband could become a real limiting
factor which hinders intensification and growth at Park Royal. Most other sites (except
London Riverside) have the capacity to expand and the absence of this at Park Royal could
affect its competitiveness. A plan should be put in place to address this and ensure that
capacity is in place over the short term (next five years).

Improvements to public transport at Old Oak are also important to open up the area to
investment and improve the number of people able to access the site. Whilst public
transport is good around Park Royal, within the site itself this could be improved. A new
High Speed 2 and Crossrail interchange at Old Oak will improve matters but it is important
that there are good connections across the estate (e.g. through buses).

OPDC should help to ensure a greater diversity of unit sizes to allow a range of businesses
to locate at Park Royal. Provision of space for SMEs will be particularly important due to
pressure from alternative uses and move on space which can allow smaller firms to remain
in the area will also be required. This could be achieved through careful planning policy and
is particularly important in light of rising rents, which could prohibit start-up firms moving
into the area.

Access to amenities (such as retail, food and drink, hotels and leisure) has also been
identified as being inadequate at Park Royal. Planning policy should encourage these uses
to be developed e.g. through identifying suitable spaces.

Relative to other London industrial estates, Park Royal has a lower productivity per worker
(in part due to the presence of some lower value sectors such as food manufacturing). The
OPDC could consider ways to raise productivity levels, for example developing the area’s
current strength in manufacturing towards more advanced forms of manufacturing. The
OPDC Future Growth Sector Employment Study will consider this issue in more detail,
identifying the key sectors which are likely to drive employment growth in the future and
the potential to support higher value employment. Attracting higher value employment
opportunities would enable Old Oak and Park Royal to capitalise on the highly skilled pool
of labour locally.
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Appendix A - Geographical Definitions

Al To define each of the industrial estates examined in this report, the following MSOAs were used to
define each one.

Table A.1 Geographies Used for Statistical Analysis

Statistical Code MSOAs
E02000119 Brent 027
Park Royal E02000252 Ealing 015
E02000372 Hammersmith and Fulham 001
E02001260 Trafford 002
E02001264 Trafford 006
Trafford Park E02001266 Trafford 008
E02003408 Slough 002
E02003409 Slough 003
. . E02000491 Havering 028
London Riverside 02000492 Havering 029
Manor Royal E02006578 Crawley 004
E02006579 Crawley 005
E02000277 Enfield 001
Upper Lee Valley E02000279 Enfield 003
E02000290 Enfield 014
Brimsdown E02000290 Enfield 014
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Appendix B - Case Study Area Selections

B.1

B.2

B.3

To enable the selection of case studies used as part of this study, an initial overview of industrial
sites across the UK was undertaken to determine which sites were the most comparable to Park
Royal or sites which had particular lessons that Park Royal could learn from. A summary of each
site is provided in the table below.

In addition to these UK case studies, some international industrial parks were also analysed to
determine if there was enough information available to be able to offer lessons for Park Royal. The
Oberbruch Industry Park in West Germany, the Hochst Industrial Park near Frankfurt and Nor Pas
3iem Rev near Paris were examined, however there was insufficient evidence available to be able
to undertake a full examination of each site.

Based on these findings it was determined that Trafford Park, Manor Royal, London Riverside,
Slough Trading Estate and the Upper Lee Valley Estates would be the best case studies for
comparing against Park Royal.

..............................................
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Table B.1 Case Study Locations

Name of Estate

Brief Description

Location Size No. of No. of
(ha) busi jobs

Park Royal
Industrial Estate

Large mixed-use industrial estate

Majority are independent, micro-businesses

Key sectors include vehicle sale & repair, food manufacturing and distribution,
creative industries professional services.

40% businesses in offices, 40% warehouses, 15% workshops, 5% retail

London, LB of Ealing,
Brent and Hammersmith
& Fulham
9 miles to city centre
Close proximity to over
ground, tube stations,
the North Circular and
A40.

700 1,200 31,000

Team Valley trading
estate, Gateshead

Large mixed use industrial site

Single freehold ownership

Key sectors: Engineering, manufacturing, food manufacturing,

Also includes service facilities (hotel, gym, convenience retail and serviced
offices)

Similarities: size and service offer, strong manufacturing base, proximity to a
large city.

Differences: Recent work to develop a portion of the industrial park into a
retail centre.

Learning Points: Retail centre development and investment

Gateshead

5 miles from Newcastle
city centre 700 700 20,000

Close proximity to
Al

Trafford Park
Industrial Estate

Large mixed-use industrial estate

65% of the park is medium and large companies, just 9% micro

Split into 9 locations with distinct sector clusters

Key sectors include retail, food, drink and leisure to the west, manufacturing
and distribution in the centre and creative industries to the east.

New developments including Trafford centre, Salford Quays and MediaCity
have impacted dynamics

Similarities: size, strong food manufacturing, proximity to City, accessibility
Differences: size of businesses, distinct clusters

Learning Points: New funding secured for transport access, push for private
investment, modernisation of old buildings.

Trafford, Manchester

5 miles to city centre 500 1,400 35,000
Close proximity to the
M602, M60 and M62

Slough Trading
Estate

Large mixed use site with a focus on tech & professional services
Single private ownership by SEGRO

South Buckinghamshire,

slough 500 500 20,000

(N IIER  WwE MADE THAT
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e Majority of units are small in size

e Key sectors: telecoms, biotech, pharma, auto, IT, R&D, logistics, data centres, Close proximity to M4,
food manufacturing M40, M25

e Large occupiers include Mars, Telefonica, 02, Fiat, Ferrari

e Similarities: employment numbers, proximity to London and Heathrow

e Differences: less industrial focussed, smaller unit size, more focussed on
offices

e Learning Points: Regeneration programme, new office, retail, conference and
hotel development underway.

e Composed of 4 distinct business estates and sites

e Focussed on office space and technology

e Key sectors include, I.T., finance, healthcare, utility services

e The County Council and now Dun Laoghaire Rathdown Co. Council remain as
Landowners and retain an interest in the estate.

e Arange of industrial and warehouse buildings in Sandyford have been

redeveloped as office locations in recent years. Dublin, Ireland

sandyford, Dublin e The industrial estate has been revamped by the construction of many offlc'e o - 200 500 20,000
and apartment blocks such as the Beacon South Quarter development which Close proximity to city
includes the Beacon Hotel and Beacon Hospital. centre

e The offices of Microsoft Ireland which employs approximately 1,200 people
are located at the estate, this is the EMEA Operations Centre

o Similarities: proximity to large city

e Differences: More focussed on technology and professional services.

e Learning Points: redevelopment of industrial land, increase in concentration
of office space, attraction of large multinationals.

e large mixed use industrial site.

e High concentration of food & drink manufacturing

e Not located near a major city

Wrexham Industrial | ¢ Large occupiers include Kellogs, JCB, Calypso drinks

estate e Similarities: size, sectors

o Differences: not located near a major city

e Learning Points: types of companies that can be successful in a more rural
estate

North Wales 550 330 7,000



http://everything.explained.today/Beacon_Hospital/
http://everything.explained.today/Microsoft/
http://everything.explained.today/Europe%2c_the_Middle_East_and_Africa/

Hillington Park

Key Sectors include: manufacturing, distribution, technology and service
sectors
Similarities: size, proximity to large city

Glasgow

Business and ) T . . . 420 500 8,000
. Differences: majority of units below 15,000 sqft, more focus on light industrial _—
Industrial Park . Close proximity to M8
use and office use.
Learning Points: shift to lighter industrial, technology/service sector use.
Majority 1950s/60s buildings i | Citv Regi
Has an adjoining business park employing 5,000 people IVerpool Lity Reglon
Knowslev Industrial Key sectors: include manufacturing, distribution and retail, transport and roximity to maior
v communication. proximity to maj 400 | 600 | 10,000
Park st formine industrial estat transport infrastructure,
.ro.ng .pt'er orf’mng industria e‘f’ a_ es . including the M57 and the
Similarities: size, sectors, proximity to large city A580
Learning Points: strong performing industrial estate
Largest industrial Business Improvement district in London
. . . London, LB Newham to
Five adjoining industrial estates .
. . LB Havering
Key Sectors: manufacturing (especially food & beverage), data centres, . .
. . . . . . 7 miles to city centre
London Riverside advanced engineering, freight forwarding Close proximity to tube 400 300 N/A
SDI'I;I.‘IfllarItIES:‘ proxlllmltY to (c:;-ty'- str(?ng marlwulfacturlng base, accessibility stations, the North
ifferences: smaller size, distinct industrial estates Circular and A12.
Learning Points: successful BID
Smaller mixed use industrial site
Concentrated industrial and warehousing employment
e London, LB Bexley
Belvedere/Erith/ Strong demand from storage and distribution operators, low demand for
smaller industrial units and v little demand for office use. . 300 1,000 8,000
Thamesmead East K tors: Manufacturing. ¢ t logisti dst Proximity to the A206
.ey.sec. ?rs. anufacturing, ra.nspor , logis IFS ?n storage. corridor and M25
Similarities: strong manufacturing base, proximity to London
Differences: smaller size
75% manufacturing and industrial use, 18% office use, 7% retail/vehicle sales
and leisure. Crawlev. West S
Large occupiers include Virgin Atlantic, Thales, CGG rawiey, Yest sussex
Manor Royal Struggling to attract new tenants 240 500 30,000

Similarities: employment size, strong manufacturing base and a number of
vehicle sales/repair businesses
Differences: high vacancy rates

Close proximity to
Gatwick

regeneris
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Learning Points: understanding why the park is struggeling to attract new
tenants,

Smaller mixed-use industrial estate
Key sectors: manufacturing, warehouse, retail & heavy industry.
Large occupiers include Volkerlaser, Warbutons and Enfield power station

Brimsdown R . . London, LB Enfield 140 240 8,000

Similarities: strong manufacturing base, proximity to London
Differences: smaller size
Learning Points: Attraction of large occupiers
Cluster of 3 industrial estates (Second Way, Drury Way and Great Central Way)
Key Sectors: Logistics, food industries and service sectors Mix of larger

Wembley warehouses and large 1970s office developments London, LB Brent 70 N/A N/A
Similarities: proximity to London
Differences: smaller unit size, more focussed on offices
Large mixed use industrial park
Recently received investment from Hitachi to build a £82m train-building plant
The University of Sunderland wants to open the region's first Technical College Durham

Aycliffe on the park. 400 | 250 8,000

Large occupiers include: ThyssenKrupp Tallent, Husqvarna, Ebac, Permoid
Similarities: size, mixed use, mixed ownership

Differences: further from major city,

Learning Points: Significant investment from Hitachi

Close proximity to Al

Dartford — The
Bridge

Industrial turned
science park

Modern industrial estates started in the 2,000’s

Large warehouses, minimum size 25,000 sqft

Focus on knowledge based industries. Specialist science park accommodation
Focus on industrial, office, science & tech and leisure

The Bridge also offers 1,500 new homes together with a range of services and
leisure facilities

Similarities: proximity to transport and large warehouse units

Differences: different sectors, although lessons could be learnt from these.
Learning Points: Focus on knowledge based industries.

Proximity to the M25 250 N/A N/A

Beddington
Industrial Area

A diverse range of businesses located in trade parks / industrial parks / depots
/ distribution centres and factories.

Uses range from heavy industry including the National Grid substation and
Thames Water sewage treatment work sites, to road haulage companies,

London, LB Sutton 100 190 N/A
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aggregate businesses, manufacturing companies and retail outlets. Waste-
related activities take up a large proportion of land.

Currently plan to form a Business Improvement District with 25 different
industrial estates and trading parks included in the BID.

Similarities: location, proximity to London, mix of businesses

Differences: smaller, clusters different industrial estates

Access to strategic roads
such as the M25 is via
the A237

ECONOMICS-RESEARCH-ANALYSIS
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Appendix C - Site Typologies

C1

C.2

C3

C4

C5

The site type classification method involves categorising employment sites by a set of defining
characteristics such as:

° specific premises features
° building footprints

° business activity uses

° access routes

Grouping together various buildings into coherent identifiable sites allows for a cohesive analysis
of the makeup of industrial clusters and uncovers relevant geographies constitutive of wider study
areas.

The site types detailed alongside have be identified through previous studies of the following
prominent industrial sites: the Old Kent Road, the Upper Lee Valley and Park Royal. These previous
studies have allowed for a set of characteristics to be established for each site type, including:

° average employment densities
° footprint ratios
° individual unit sizes

Serving as broad guidelines, these estimates support preliminary assumptions about each
individual site types and their contribution to the overall study area. These assumptions relate to
individual site characteristics; for instance, business parks tend have higher employment densities
than retail parks, and dense industrial stock has a higher footprint ratio than standalone
warehouses.

The site type methodology allows for a more comprehensive spatial representation of study areas,
as well as offering a preliminary insight into the character, economies and issues facing each
individual site.

.............................................
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Table C.1 Site Typologies

Employment Typical
D it Footprint Unit
Site Type Defining Physical Structures and Uses (ems:)syleyes/ O:atpi:;n Sizzlﬂl
ha) (sqm)
Large warehouses occupied by a single business, typically
Standalone with gated access to private large external yard space and 2,000-

60-110 0.40-0.70

Warehouse car parking. Accommodates more space-hungry industries 10,000+
such as logistics and warehousing.

Industrial Terrace warehouse units occupied by multiple businesses, 500-

Estate accessed off of a shared yard space. 80-140 0.50-0.70 10,000
Older stock of industrial units which have been subdivided

Dense . and re-purposecj over.a ?umber of years. Generally 90-190 0.60-0.80 250-

Industrial accommodates ‘messier’ types of uses such as 2,000
manufacturing and vehicle-related activities.

Bespoke Purpose-built industrial buildings or utilities sites for uses

Industrial or  such as waste management or power supply plant and Variable Variable Variable

Utilities associated yard space

Open Large open space with only a few built structures. Usually

Industrial . L 30-50 0.07-0.10 Variable

Land used for construction purposes such as concrete mixing.
Large, single storey retail sheds. Can be distinguished by 1,000-

Retail Park the large amount of customer parking that sprawls out for 50-60 0.30-0.40

10,000
the warehouses.
Typically provide a large number of small office units within
Business a single building. Par.kmg is generally provided. 170-350 0.40-1 250-
Park Accommodates service-sector types uses such as 1,000
professional services.
Officel’2 Large.office space typically hosting a single business in its Variable Variable Variable
premises.
High Traditional high-street with small retail units on the ground
Streetl3 floor and office / residential above. This also includes 220 0.8 <250-500
smaller retail parades found in more residential areas.
Businesses found within residential blocks and/or areas
Community  that are primarily residential. These businesses are typically 80 06 <250-
Uses!13 schools, doctor’s surgeries, some small retail and ’ 2,000
community centres
Under Entire site under construction, typically demolishing of N/A 0 N/A
Construction  existing building stock or speculative development.
Vacant Land Land which is currently unused, and has few or no built N/A 0 N/A

structure on it.

Varied range of units that remain unclassified typically due
Other to their singularity. N/A N/A N/A

Examples include pubs, hotels, museums, etc.

Source: We Made That

111 Typical average unit size ranges based on Industrial Baseline Study: <250 sqm, 250-500 sqm, 500-1000 sqm, 1000-2000 sqm,
2000-10,000 sgm, 10,000+ sgm

112 Buysiness Park site type estimates can serve as general guidelines for Office sites, although these can include large-scale
headquarters as well as smaller individual branches or businesses so are a greatly variable site type

113 Average employment density and footprint ratio estimates taken from single source: Old Kent Road employment study.
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Appendix D - Consultees

D.1 To inform this research, a number of important stakeholders were consulted for each of the
industrial estates to gain more detail on the sites and any specific interventions which have been
beneficial for other estates.

Table D.1 Site Typologies

Industrial Estate Name Position Organisation
Park Royal Josh Peter Agent Gerald Eve
Park Royal / A0 James Miller As?ociate Directo.r, I.ndustrial Agfent JLL
Corridor Jon Sleeman Director, UK Logistics & Industrial JLL
Research
Trafford Park Andrew Lynn Director JLL
ratord rar Mike Reed Growth and Masterplan Manager Trafford Council
Slough Shabnam Ali Economic Growth and Enterprise Slough Borough Council
Manager
London Riverside llker Dervish BID Chairman London Riverside BID
Manor Royal Steve Sawyer BID Executive Director Manor Royal BID
Ngrth East Enfield / Andy Bell Brimsdown Business Area Manager Enfield Council
Brimsdown
Copenhagen Clean Hans Peder Investor Relations & Strategic Copenhagen Clean Tech
Tech Park Wagner Projects Park

Source: We Made That
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