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EXECUTIVE SUMMARY 

• The principle of creating sustainable industrial buildings and ‘greening’ schemes is very much 

supported.  We have committed to reducing our environmental impact in key areas such as 

energy and water consumption, waste reuse, recycling, and renewable energy.  

• Our extensive experience of designing and developing Grade A industrial premises 

demonstrates that achieving an UGF of 0.3 is not deliverable in viability terms, and also 

compromises other key objectives of the London Plan – particularly with regards to reducing 

carbon emission and making the most efficient use of industrial land.    

• The London Plan evidence base does not support the application of an UGF of 0.3 to new 

industrial development, and the viability study’s cost estimates for achieving this fall well short 

of the reality when applied to industrial development. 

• In the context of the NPPF (2012), Policy G5(b) is not ‘justified’ or ‘effective’ with regards to 

industrial development.  

PROPOSED AMENDMENT TO POLICY G5(B) 

• In order to ensure that policy G5(b) is ‘justified’ and ‘effective’, we propose that the policy is 

amended as follows:  

• “Boroughs should develop an Urban Greening Factor (UGF) to identify the appropriate amount 

of urban greening required in new developments. The UGF should be based on the factors set 

out in Table 8.2, but tailored to local circumstances. In the interim, the Mayor recommends a 

target score of 0.4 for new developments that are predominately residential, and a target score 

of 0.3 for predominately commercial development (except predominantly industrial development 

which should have a target score of 0.15)”. 

CONTEXT  

SEGRO is a UK Real Estate Investment Trust (REIT), and a leading owner, manager and developer of 

modern warehouses and light industrial property. In Greater London, our portfolio extends to over 12.5 

million square feet of light industrial and urban logistics space. It is home to over 420 customers 

operating from 55 estates across the Capital, and supports over 20,000 jobs. In the last five years, we 

have delivered over 1.6m square feet of new industrial development across London. 

Typical Composition of a Modern Industrial Development  

The industrial buildings we deliver on a speculative basis are designed to be flexible and adaptable to 

meet the operational requirements of a wide range of industrial sectors, including food and beverage 

manufacturing, courier and distribution, e-commerce, aviation, manufacturing and engineering, 

automotive, TV and media, domestic and commercial services. An example of a typical industrial 

scheme layout which can meet the diverse needs of these sectors is illustrated in Appendix 1.  

Typical Urban Greening Provision in a Modern Industrial Development 

As responsible developers and providers of high quality, modern industrial space, we believe urban 

greening is an important element of creating a desirable environment for our customers and 

communities. The core purposes of including green space within our developments is to soften the 
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environment for the benefit of the locality. The measures we introduce also contribute to biodiversity 

and sustainability improvements which are often encouraged by best practice guidance and policy.   

Urban greening in our schemes is typically delivered through the inclusion of measures such as soft 

landscaping and planting along site boundaries, tree planting within car park areas / along site 

boundaries and the use of permeable paving.  

When the urban greening factors set out in Table 8.2 of the London Plan are applied to these typical 

urban greening proposals, our schemes would deliver an UGF of 0.15-0.18. The contribution of each 

of our urban greening measures and the calculation of the total UGF is set out in Appendix 2. It is 

worth noting that these UGF levels are high in the context of typical industrial developments and are 

reflective of the Grade A buildings that we provide.  

At SEGRO we are continuing to improve the sustainability credentials of our buildings and are always 

looking to develop innovative design solutions and new technologies to achieve this. This is reflected in 

our track record in London, which includes delivering the first carbon neutral industrial unit for Camden 

Town Brewery in Enfield and the first BREEAM Outstanding industrial unit for Rolls Royce at Heathrow. 

RESPONSE TO M64(E) 

Policy G5(b) currently states: 

“Boroughs should develop an Urban Greening Factor (UGF) to identify the appropriate amount 

of urban greening required in new developments. The UGF should be based on the factors set 

out in Table 8.2, but tailored to local circumstances. In the interim, the Mayor recommends a 

target score of 0.4 for developments that are predominately residential, and a target score of 

0.3 for predominately commercial development”. 

In order to increase urban greening in industrial development to a level of 0.3, as currently required by 

Policy G5, the following measures would need to be considered: 

1. Increasing the amount of surface level urban greening; 

2. Providing extensive green roofs; 

3. Providing extensive green walls.  

The feasibility and viability of these urban greening measures are addressed in turn below. 

1. Increasing the amount of surface level urban greening 

One option for increasing the level of urban greening in industrial development would be to increase 

the level of surface level greening. According to table 8.2 of the London Plan, this might include semi-

natural vegetation, wetland/open water, trees, flower-rich perennial planting, hedges, groundcover 

planting, grass, water features, permeable paving.  

Planting trees/grasses/hedges or creating open water at surface level will inevitably limit the amount of 

land that can be used for industrial operations (either as buildings or yard space). We estimate that the 

amount of ground surface level greening would need to triple in area to achieve a 0.3 UGF, from a 

typical average coverage of approximately 6-8% of the site, to circa 21% of the site area. 

Since industrial land is an increasingly scarce resource and needs to be used as efficiently as possible, 

as acknowledged by policies E4-E7 of the London Plan, using more industrial land for urban greening 

would be at odds with other key objectives of the plan.  
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2. Providing extensive green roofs 

We are not aware of any industrial developments in London which include green roofs, as there are 

viability and operational reasons why they are not an appropriate urban greening measure for 

industrial development. A summary of some of the more pertinent reasons is set out below, and this 

summary is supported by a case study which illustrates our recent experience of exploring green roof 

installation in relation to a live design for a c. 15,000 sqm unit in Outer London. 

Structural implications  

We have explored various green roof systems offered in the market, and have identified that lighter 

weight products are the most appropriate for our typical industrial buildings. Despite being at the 

‘lighter’ end of the range, these systems still have a saturated weight of 45kg/m2 or 0.45kN/m2 and 

would increase typical structural load by approximately 50%. This has a significant impact upon the 

building’s structure and foundations as follows: 

• The structural frame of the building would need to be reinforced by using heavier steel sections 

and/or reducing frame centres, which would substantially increase total steel tonnage.  

• The current foundations would need to expand, involving increasing the size of internal and 

perimeter pads. This would substantially increase the total concrete volume used in the 

building’s construction. 

Viability implications  

The installation of the green roof system, and more crucially the additional structure needed to take its 

load, has a significant costs impact. Our cost plans indicate that green roof systems increase total 

development costs for an industrial building by c.15%.  

Carbon implications 

The additional steel and concrete required to increase the structure to support a green roof would 

increase embedded carbon levels by c. 10%, which has a negative sustainability impact from a carbon 

perspective.  

PV panels are often installed on the roofs of our newer developments to provide a low carbon and 

renewable energy source. The potential use and extent of PV panel installation would be reduced by the 

installation of a green roof structure, as both would compete for roof space. Somewhat ironically, a 

much greater number of PV panels are required to offset the additional embodied carbon generated by 

the structural improvements needed to support the green roof.  

Furthermore, green roofs and PV panels also complete for roof space with roof lights, which are a key 

feature of industrial buildings and comprise the principle natural light source in most of our buildings. 

The removal or reduction in roof lights to accommodate green roofs would compromise user 

experience, and in carbon terms would require more energy usage as reliance on artificial lighting 

increases. 
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3. Providing extensive green walls 

Our speculative industrial buildings are always built with flexibility in mind to enable a range of 

occupiers from different sectors to fit-out their unit in a way that meets their business needs.  For 

example, this could be to incorporate the need for more loading doors, extraction fans or M&E plant.  

Occupiers also require full and unfettered access to external elevations, cladding, guttering and the 

roof for regular maintenance and servicing.  Consequently, we would be unable to incorporate green 

walls that form part of the building envelope.   

Green Walls also require significant amounts of maintenance and irrigation which would add 

additional loading (when mature/saturated) to the lightweight structural frame of an industrial building.  

To compensate, more steelwork would be required which would naturally increase embodied carbon 

and cost. 

Analysis of London Plan Evidence Base 

The key London Plan evidence base documents that we have identified as informing the approach set 

out by policy G5(b) are analysed below.   

1 - Urban Greening Factor for London Final Report (The Ecology Consultancy, 2017) 

This report states that “the project examples in Appendix 2 indicate that an overall minimum target score 

of 0.3 will be suitable for most proposed developments on previously developed land in London”. 

The project examples in Appendix 2 include just one industrial site which is an existing rather than a 

new development, and the UGF identified for this industrial site is 0.06. The examples of new 

developments achieving the required UGF comprise residential and office developments.  

This evidence base document therefore fails to support the application of 0.3 UGF to industrial 

development.  

2 - Industrial Intensification and Co-location Study (We Made That/ Savills/ Feasibility, 2018) 

This study states the following with regards to urban greening: 

Case Study 

Structural implications of light weight green roof installation:  

• c. 85 tonnes of additional steel  

• c. 250 cubic metres of additional concrete 

Viability implications of light weight green roof installation: 

• Increased development costs by c.15%, making the scheme unviable.  

Carbon implications of light weight green roof installation: 

• Over 123 tonnes of embodied carbon generated from the additional steel 

and concrete required to support the green roof load 

• To offset this additional embodied carbon, 150 standard PV panels would 

be required to operate for ten years 
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“This study has not explored Urban Greening Factor on industrial intensification schemes in great detail, 

although in marginally viable scheme the associated uplift in build cost could prove problematic”. 

The study considers three model sites, one of which is wholly industrial and the other two are mixed 

use. The study’s viability assessment of the wholly industrial model concludes that the development 

would be unviable in all land value scenarios (low, medium and high), which does not help to support 

or justify the UGF requirement in viability terms. 

3 – London Plan Viability Study Addendum Report (Three Dragons/ Turner & Townsend/ Housing Futures 

Ltd, 2018) 

This report states that a cost for premium urban greening types of £41.50/sqm has been applied to all 

development floorspace. 

We have tested the build cost implications of installing green roof (and the associated structural works 

required) on a number of example schemes and have identified that the additional cost of achieving 

this is c. £123/sqm on industrial developments. This is approximately three times as much as is tested 

in the viability study. 

APPENDICES  

Appendix 1 – Typical SEGRO industrial layout/specification  

Appendix 2 – Type and amount of urban greening measures in a typical SEGRO development 
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APPENDIX 1



Urban Greening Factor ‐ Beam Reach Plot 10 &11 ‐STANDARD SCHEME

Surface Cover Type Factor  Area 

Semi‐natural vegetation (e.g. woodland, flower‐rich grassland) created on site  1 4106

Wetland or open water (semi‐natural; not chlorinated) created on site 1

Intensive green roof or vegetation over structure. Vegetated sections only. Substrate 

minimum settled depth of 150mm 0.8

Standard trees planted in natural soils or with a minimum of 25 cubic metres soil volume 

per tree (preferably with load‐bearing substrates and connected pits)
0.8

Extensive green roof with substrate of minimum settled depth of 80mm (or 60mm 

beneath vegetation blanket)  0.7

Flower‐rich perennial planting  0.7

Rain gardens and other vegetated sustainable drainage elements 0.7

Hedges (line of mature shrubs one or two shrubs wide)  0.6 158         

Standard trees planted in individual pits with less than 25 cubic metres soil volume
0.6 1,296        

Green wall –modular system or climbers rooted in soil 0.6

Groundcover planting  0.5 672         

Amenity grassland (species‐poor regularly mown lawn) 0.4

Extensive green roof of sedum mat without substrate or other systems that do not meet 

GRO Code (2014) 0.3

Water features (chlorinated) or unplanted detention basins 0.2

Permeable paving  0.1

Sealed surfaces (e.g. concrete, asphalt, waterproofing, stone).  0 23,164    

Area (m²) 29,396    

Greening Factor 0.18

APPENDIX 2




