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This is a report on employment land in the London Borough of Hounslow. It
assesses the current use of land, supply and demand, forming a background
document for the Borough to help in the development of policies as part of the
emerging Local Development Framework. It also provides a basis for further
site-specific analysis and investigation.

The study is split into three main parts:

1. The first looks at the context, provides details of the survey work
undertaken and the interrogation of this information;

2. The second looks at the issue of the supply and demand of land for
employment uses and the implications of current policy objectives; and

3. The third summarises our main findings and provides some broad
policy recommendations for consideration by the borough.

Thirteen annexes containing a range of technical background information
support this.

The survey work has assessed 99 industrial estates in the borough (comprising
1,356 individual properties), its four main town centres and key business park /
office locations.

The survey undertaken represents the most up-to-date picture of employment
land in the Borough. It provides details on the levels of floorspace by type and
vacancies in the borough.

The survey recorded a range of criteria including building size, occupier and use
type, neighbouring uses, the condition of the building and its address.

The survey and its outcomes are presented in Section 3. Industrial and
warehousing uses dominate the amount of floorspace in the borough, of which
most comprises storage and distribution uses. Vacancies overall are relatively
low, although there are a number of estates with significantly high vacancy
rates. The survey points to a number of estates that are ‘performing poorly’,
particularly in terms of occupancy levels, and where further investigations are
needed to understand why and to see whether this situation can be overcome.
The survey also indicates the importance of Heathrow airport to the economy
and particularly so in the west of the Borough where there are a high number of
airport related activities in close proximity to Heathrow.

# $ %

Surveys were undertaken of the borough’s four town centres and main office
locations. These comprise:

Town Centres
Hounslow
Chiswick
Brentford
Feltham

Main Office Clusters



Bedfont Lakes
Chiswick Park
Great West Road

The surveys recorded only B1(a) uses and assessed each unit / building in
terms of age, condition, height, mix of uses, level of vacancy, nature of business
and type of office. Analysis of this is presented in Section 4.

This indicates the differing quality between the town centres and business parks
and how they are used for different purposes. With the exception of Chiswick,
the town centres display high vacancy levels and a collection of older stock.
However, planned developments may change the picture. On the whole, the
business parks represent modern, purpose built office space, geared towards
modern needs and business practices. The exception here are clusters along
the Great West Road, which contain a number of older, vacant stock.

&

Section 5 presents an assessment of Employment Floorspace Demand. This
has been undertaken at the sub-regional level and drilled down to the Borough
level where possible. This provides an overview of economic performance, sets
out sectoral strengths and weaknesses in the borough, establishes economic
trends and forecasts and an assessment of demand based on forecast
employment growth.

Section 6 provides an assessment of the supply of employment sites and land
in the borough. This looks at the development pipeline to assess what has
happened and what development is likely to come forward in the future.

This analysis utilises the results of the industrial estates database and survey
undertaken in Section 3 to assess the supply of land in the borough. Based on
previous take-up rates it is estimated that there is a five-year supply of land in
the borough. However, the survey work and analysis of the development
pipeline shows that a significant amount of development occurs through the
process of churn and intensification, involving the reuse of employment land.

The demand and supply analysis suggests that whilst the Borough'’s future
needs can be adequately accommodated through the current level and
distribution of employment land this position would be threatened if any more
than marginal loss of employment land was to occur. Any such loss of
employment land would need to be considered within the context of the Mayor’s
draft Industrial Capacity SPG, in accordance with the recommendations set out
in Section 9 of this report.

Section 7 provides an overview of the policy context of relevance to the
assessment of employment land.

() *

Section 8 provides a summary of the key findings of the work. This indicates
that:

The economy of the borough is buoyant, with job numbers, the financial and
business service sectors expected to grow. The likely future expansion of
Heathrow is likely to have knock-on effects;

Employment land should be protected, particularly as much of it is strategic
in nature and will be needed to support the growth of Heathrow;

Land releases for other uses should be limited. There is no general case for
releasing sites, although there are some sites and estates that have high
vacancy rates which may be suitable for other uses. However, this does not
mean that these are not unsuitable for employment; and

There is a need for further work to investigate those sites in the borough
which play an important role but which are currently performing poorly.



These ‘blocked’ sites should be assessed to overcome the problems and
through proactive measures bring them back into use.

Section 9 then considers the implications of these findings and provides a set of
recommendations for consideration by the borough in the evolution of the
emerging development plan documents.



1 Introduction

1.1 Background and Purpose of the Study

This study, undertaken by Llewelyn Davies with Michael Beaman Ltd for the
London Borough of Hounslow (LBH) between February and July 2004, provides
a comprehensive review of the provision and demand for employment sites and
premises within the borough up to 2016.

The study will be used by the LBH to inform its future approach to the provision,
protection, release or enhancement of employment land and premises and will
form a key background paper for the production of the Borough'’s Local
Development Framework (LDF) and identification of appropriate employment
designations on the associated proposals map.

This study is timely in terms of the proposed changes to planning policy
guidance for housing, in particular to PPG3 and PPG4. Under such changes,
local authorities are required to justify the retention of designated employment
land for future employment use otherwise there will effectively be a presumption
in favour of residential development.

This policy direction filtered down with the EiP Panel Report into the then draft
London Plan noting that outside of Strategic Employment Locations, flexibility is
key to achieving policy objectives. The adopted London Plan notes that surplus
land outside of the Strategic Employment Locations should be released for
other uses in order to achieve the efficient use of land in light of assessments of
industrial demand.

1.2 Key Study Outputs
This study examines employment land in LBH and aims to address four
separate, though interlinked policy themes:

Provision: what provision, via its forward planning / plan-making role, does
the Council need to make in order to meet likely needs for employment
space over the next 5 — 10 years and beyond?

Protection: given the pressure on at least some employment sites from other
uses, notably housing, what is the case for resisting change of use. How
does it vary across the Borough?

Release: where the case for protection is not as strong as formerly, what
should be the basis (balancing economic and planning policy considerations)
for releasing the land from the current designation?

And if there is a case for retaining the poorer quality or performing sites:

Enhancement: what is the requirement for employment site / area
improvement; would it primarily be to get better use out of the existing
supply, or would it be to be part of a “protection” package; and could such
initiatives dovetail with those of other agencies, notably the LDA?

Following an assessment of supply and demand the report thus presents a
number of policy recommendations for consideration and inclusion in the
Councils LDF.

1.3 The Structure of the Study and the Report
This report is divided into three main parts.

Firstly, we look at the context (Section 2) and address the survey work
undertaken to inform the report (Sections 3 and 4).



We then look at the issue of supply and demand of land for employment
uses (sections 5 and 6) and the implications of current policy objectives
(section 7).

Our findings are summarised in Section 8 and translated into
recommendations in Section 9.

This is all accompanied by further information as set out in the annex to the rear
of the report.



Part 1. Context and the Surveys







2 Background Context

2.1 LB Hounslow in its Sub Regional Context

The London Borough of Hounslow (LBH) is an outer west London borough,
which, along with Hillingdon, Ealing, Harrow, Hammersmith & Fulham and Brent
forms part of the West London Sub-Region (Figure 2-1).

The West London sub-region is a relatively thriving part of London with a
diverse economy, including clusters of international businesses, a growing
knowledge economy and some remaining concentrations of manufacturing.
The London Plan notes that growth should continue, with new development
aimed at exploiting West London’s dynamism and potential.

The London Plan estimates that the West London sub-region could
accommodate some 45,000 new homes and 86,000 new jobs by 2016, much of
it in the Western Wedge (the London part of which extends from Paddington in
Central London through Park Royal and Wembley to Heathrow and its
environs).

A particular feature of the sub-region is the presence of Heathrow Airport, which
not only provides substantial employment opportunities, but also generates a
huge demand for surface travel on the western fringe of London (and to the
centre). The London plan aims to derive greater benefit from growth potential at
Heathrow.

The West London sub-region forms a major national and international gateway
to central London via Heathrow Airport and its good access to the motorway
(M40, M4 and M3) and trunk road network.

The London Plan notes that there is a relatively limited amount of brownfield
land" in the sub-region (i.e.: as compared to the East London sub-region) and
therefore much of the planned growth would need to be realised through higher
density development, exploiting locations with good existing or potential access
to public transport facilities.

2.2 LB Hounslow and its Connections

The London Borough of Hounslow (LBH) itself is bordered by the boroughs of
Hillingdon and Ealing to the north and east, Richmond-Upon-Thames to the
south and Spelthorne Borough Council (in the County of Surrey) to the west
(Figure 2.1).

In terms of its overall transport network, the borough is well connected locally,
nationally and internationally. Its road network is particularly strong and links
the borough to central London and the national motorway network via the M4,
which also provides good access to the Thames Valley. Public transport
connections however vary considerably across the borough. The District and
Piccadilly Underground lines serve parts of the borough including Chiswick and
Hounslow and these are complimented by mainline rail connections at
Hounslow, Feltham and Brentford to London Waterloo, Reading and North
London (Figure 2.2). However, other parts of the borough are not so well
connected. Figure 2.3 shows public transport accessibility in the West sub-
region. Although Hounslow town centre, with a PTAL (Public Transport
Accessibility Level) of 6 is particularly well connected by frequent underground,
mainline rail and bus services, the rest of the borough suffers from much lower
PTAL levels, especially when compared to neighbouring boroughs (The London
boroughs of Hammersmith & Fulham and Brent are in contrast better connected
by public transport). Only Feltham and Chiswick have PTAL levels of 4, whilst
the remainder of the borough predominantly has PTAL levels of 1 and 2. Large
swathes of the borough are therefore fairly inaccessible by public transport.
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This has implications regarding the suitability and attractiveness of different
areas for different use types and premises.

As noted above, the main transport focus of the borough, albeit lying just
outside its boundary, is London Heathrow Airport, which handles 63 million
passengers a year. The opening of the new Terminal 5 in the spring of 2008 is
expected to raise the number of passengers using it annually to 80 million.

2.3 Employment Sites

LBH’s main employment locations comprise its town centres and, outside them,
a series of definable industrial and other commercial areas. The town centres
include the Metropolitan centre of Hounslow, the Major centre of Chiswick and
the District centres of Feltham High Street and Brentford. LBH also has a
number of Strategic Employment Locations (identified in the London Plan)
including the Preferred Industrial Locations of North Feltham Trading Estate and
Brentford (part, including Transport Avenue and Commerce Road) and an
Industrial Business Park: Great West Road (part). Other notable office
locations include the Great West Road, Chiswick Business Park and Bedfont
Lakes. These locations are included within the 100 or so commercial areas in
the borough (Figure 2.4).

Much of the employment development in the borough has taken place away
from the town centres in areas which lack adequate infrastructure to support the
workforce and which are heavily reliant on the use of the private car. Whilst it is
obviously inappropriate to locate industrial and warehousing uses in the
borough’s town centres, office development in dispersed locations such as the
Great West Road and Bedfont Lakes are relatively inaccessible by any form of
transport other than by private car.

However, accessibility to the strategic road network is the key locational
consideration for distribution uses, allowing access to either Heathrow or the
London Market. Much of the employment activity is in the west of the borough
and is there as a result of Heathrow Airport’s close proximity, thus making this
part of the borough attractive to distribution firms and other airport related
companies. Areas in the east of the borough operate differently and are not as
tied in to the airport as their western counterparts.



Figure 2.1: Geographical Context

INSERT FIGURE 2.1 AND DELETE THIS PAGE FROM THE PRINTED
VERSION




Figure 2.2: Transport Connections

INSERT FIGURE 2.2 AND DELETE THIS PAGE FROM THE PRINTED
VERSION




Figure 2.3: West London PTAL mapping

Source: PTAL (Transport for London)



Figure 2.4: Commercial / Industrial Areas in Hounsl  ow
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3 The Industrial Estates Survey

3.1 Introduction

As an integral part of this study, a survey of the borough’s industrial estates was
carried out in order to update the Borough’s Industrial Estates database. This
gives a picture of employment land in the borough as at April 2004. The results
inform both our assessment of the supply and demand of employment land and
premises in the Borough and policy recommendations for inclusion in the LDF.
Additionally, the survey has also been used to define the boroughs SELSs for the
purpose of mapping in line with requirements in the London Plan and its
associated SPG on industrial capacity.

The LBH Industrial Estates database contains information on the use, occupant,
size and assessment of quality of each industrial unit within the commercial
areas in the borough, with the information being held on an Access database
and linked into Maplinfo tables. This allows for continuous monitoring and
updating of the land supply by the Council.

The first of these surveys was conducted in 1997 and subsequently updated in
both 1999 and 2001. Llewelyn Davies was commissioned to update the
database for 2004.

3.2 The Survey

3.2.1 Background

The survey was undertaken during March and April 2004, involving visits to all
of the commercial areas mapped in Figure 2.4, as supplied by the Council. The
following information was recorded for each property using a set of guidelines
(see annex):

Property reference Use class

UDP designation (if applicable) Vacancy

Number of storeys Whether directly airport
related

Neighbouring uses Activity (and SIC code)

Organisation name Address and postcode

Building condition, appearance

and material

The data represents a comprehensive picture of employment space in the
borough based on a thorough examination of all commercial areas, including
industrial estates, business parks and town centres. It represents the most
accurate and up-to-date picture possible at April 2004 within the budget and
scope of the study.

However, it is important to note that due to the nature of a survey of this type
i.e.: based on a subjective assessment of the external appearance and use of
the land and premises, there may be a level of imprecision in the results.

The assessment was based on the exterior of the building so the use class and
activity was not always entirely obvious. On these occasions an educated
guess was made as to the function of the building and the activity of the
occupier. Where it was felt this might lead to inaccuracies in the survey results,
the use class and activity were not recorded.

Because of the size and complexity of the survey, the assessment of each
property was based on the “predominant” part of the building. Therefore, where
a building is not uniform in shape, use or quality, this is masked by the single
classification it has been given, i.e.: vacancies in an office building that is
predominantly occupied will have not been picked up, and conversely where a
building appeared empty but small parts of it remained in use, this will have
been recorded as entirely vacant.



The survey will also tend to understate the scale of activities in the borough
directly related to Heathrow. This is because the judgement was based purely
on the name of the occupiers, and any other clues from an external viewing of
the buildings. The implications of this are discussed in more detail later in the
chapter.

3.2.2 The Areas

The survey was based on an updated version of the LBH Commercial Areas
map (Figure 2.4). Two sites on the originally supplied map were excluded from
the survey, as they are no longer employment sites: land south of Staines
Road, East Bedfont and Brentford Riverside. The Brentford site has been
allocated for mixed-use development in the UDP and the East Bedfont site has
been given planning permission for a 400-bed hotel.

In addition, the new offices at Clockhouse Place, East Bedfont have been
added to the map as a separate site (although they actually form part of the
Bedfont Lakes Business Park). A map showing the 99 industrial estates /
commercial areas on which the survey was carried out can be found in chapter
2, Figure 2-4. This does not comprise all of the employment land in the
borough, but does include all of the main, definable areas. There are several
smaller areas of employment land outside of the commercial areas map which
were not surveyed.

The information from this survey has been used as part of our analysis of both
the supply and demand of employment land and premises in the borough.

3.2.3 Airport Related Uses

Many of the findings discussed in section 3.3 onwards below refer to the level of
airport related uses in the borough. The survey of industrial estates sought to
identify those businesses directly related to Heathrow Airport. However, the
approach followed only resulted in recording as airport related those businesses
where such links were obvious, i.e.: where this was explicit within an occupiers
name.

This has resulted in only 10% of the units in the borough being recorded as
airport related. Such an approach clearly underestimates the amount of airport
related floorspace in the borough. Indeed, the ‘Heathrow Effect’ in the borough
is significant and it could be assumed that the majority of distribution
companies, for example, in the borough (particularly in the west of the borough)
are related to the airport.

To accurately assess the level of airport related uses in the borough would
require a micro-level assessment to determine both the number of airport
related businesses and the proportion of each business which is directly airport
related.

3.3 Findings
The analysis of the industrial areas database is presented in the following
sections. This covers three main areas:

Total employment floorspace;

General vacancy levels and discussion of estates with higher than average
vacancy rates; and

The distribution of employment uses across the borough.

3.4 Employment Floorspace

The survey reveals (Table 3-1) that, in total, nearly two thirds of employment
floorspace surveyed in LBH is occupied by industrial and warehousing uses
(64%). Of this, 69% comprises storage and distribution uses (B8). Most of the
remainder of employment floorspace within the commercial areas is office B1(a)
use (equating to 30.6%).



The survey also records a small amount of Al use (e.qg. retail warehouses) and
D1 (e.g. training centres). There is a small amount of floorspace (1.9%) for
which no use class was recorded. The survey does not include employment
space in town centres, unless marked as such on Figure 2-4. Section 4 of this
report looks more closely at town centre employment.

3.5 Level of Vacancy

The level of vacancy is similar across the use classes. Within the existing
industrial and warehousing premises in the borough, the levels of vacancy are
highest for B8 at 11.2%, with industrial slightly lower at 9.2% vacant and office
at 10.3%. The average vacancy level (in terms of floorspace) across all of the B
type Use Classes is 10.4%.



Table 3.1: Floorspace and vacant floorspace by type

Floorspace type Total Vacant % Vacant %

floorspace floorspa floorspa Vacant Units Vacant

(sq m) ceby ce (sq | floorspa Units

type m) ce

Industrial B1(b)(c) B2 409,756 390 19.7 37,579 9.2 42 10.8

Warehousing B8 926,637 581 44.6 103,323 11.2 77 13.2

Office Bla 635,197 218 30.6 65,389 10.3 30 13.8

Other 65,742 45 3.2 6128 9.3 6 13.3

Unrecorded 39,205 38 1.9 34,218 87.3 33 86.8
Total

Floorspace/units 2,076,537 1,271 100% @ 246,637 11.9 189 15

Source: Industrial Estates Survey, Llewelyn Davies, 2004

The 10% level of vacancy for all office, industrial and warehousing uses (B1, B2
and B8) indicates a comfortable level of demand for employment space in the
borough, in line with vacancy levels across London with the exception of parts
of the East London sub-region which, have higher levels than the London wide
average. The 10% figure would be particularly impressive by national
standards. We would expect this figure to fall further as the economy continues
to recover from the 2001-02 slowdown.

The level of churn, intensification and length of time that land tends to be vacant
for before being re-used or redeveloped (as we will see in section 6) would not
indicate a 10% vacancy rate to be of particular concern. However, there are
several estates in the borough with higher than average vacancy rates (Table 3-
2).

Whilst these areas do stand out and are discussed in more detail below, it
should be noted that the higher vacancy levels on these estates means the
overall average vacancy of the other estates in the survey is less and land is
thus being efficiently / intensively used on some 75% of the Borough’s sites.

Table 3-2 (and Figure 3-1) shows all estates surveyed with vacancy levels in
excess of 25%, in terms of floorspace and/or units vacant. There are several
estates that appear to have a high level of vacancy, but which in fact have low
absolute vacancy figures. In other cases, a large proportion of the units are
empty (e.g. Southall Lane has 7 of the 11 large sheds empty), which is a better
indication of a less well performing estate. The implications for levels of
vacancy spatially across the borough and by use class are discussed in more
detail in the next section.




Estate Name

Table 3.

Floorspace
Vacant (sq

2: Estates with greater than 25% vacancy le

Total
Area (sq

% Vacant Floorspace (sq m)

vels (by floorspace and/or units)

Commentary

The Baltic
Centre, Great
West Road
Wallis House,
Great West
Road

Ealing Road
Trading Estate

Southall Lane,
Heston
Phoenix
Trading Park
Central Park
Estate, Staines
Rd

Chiswick
Business Park

Feltham Griffin
Centre, Staines
Road

Derby Road
Estate

London Road
Works

Heston
Industrial Mall
Heston
Industrial
Estate
Popham Close,
Hanworth

Green Lane

Victory
Business
Centre,
Isleworth
Felthambrook
Estate
Hanworth
Trading Estate

Lawrence
Estate
Hampton Farm
Industrial
Estate
Feltham
Marshalling
Yards

Five Ways
Business
Centre
Power Road

Heston Phoenix
Distribution
Park

The Heath
Business
Centre

84

86

85

40

87

32

95

21

50

62

46

44

17

30

60

12

16

27

18

33

10

94

45

52

m) m)
Units | % Vacant Units
Vacant Units

5,553 5,553 100%
2 2 100%
8,052 8,052 100%
3 3 100%
2,405 2,768 87%
4 5 80%
13,142 18,657 70%
7 11 64%
10,264 16,103 64%
2 7 29%
14,025 23,071 61%
6 17 35%
21,316 47,092 45%
2 6 33%
5,404 13,562 40%
4 9 44%

742 2,205 34%

5 19 26%
3,134 10,092 31%
2 10 20%
1,318 4,789 28%
6 23 26%
1,907 6,937 27%
3 9 33%
3,573 13,055 27%
3 11 27%
8,039 29,461 27%
3 34 18%
2,906 10,801 27%
4 15 27%
1,740 6,498 27%
2 14 14%
11,266 42,827 26%
13 52 25%
2,871 12,868 22.3
3 11 27%
2,795 12,926 21.6
4 16 25%
8,070 37,972 21.3
1 3 33%
835 4,922 17.0

1 4 25%
6,179 37,215 16.6
9 32 28%
2,085 16,569 12.6
4 14 29%

169 1,595 10.6%

1 2 50%

Two derelict B8 buildings

Currently vacant. Subject to
interest for redevelopment. The
demolished buildings being
used for car parks

3 small and 1 larger older,
average quality, industrial B8
units, to let. Small estate so low
absolute vacant floorspace
appears as a high percentage

7 of the 11 large sheds vacant —
some modern/ very good quality
2 derelict B1a/B8 units — will be
rebuilt as Audi head office

5 small and 1 large poor quality
B8 units vacant.

Two of the six high quality
modern office buildings
currently vacant

4 of the 9 units, B2/B8, a mix of
average and good quality

Small modern B2 units, 5 out of
19 vacant

2 of 10 units vacant, both B8
6 of 23 units vacant, all B8

3 of 9 good modern B8 units
vacant on the Heston industrial
estate

Popham Close, Hanworth. 3 of
the 11 good modern industrial
units.

Green Lane, 3 of the 34 units
vacant including a former large
superstore now derelict
Victory Business Centre,
Isleworth, 4 of 15 B8 units
vacant.

2 of 14 vacant B8 units on
Feltham Brook Estate

13 of the 52 units on the
Hanworth Trading Estate. Mix of
light/general industrial and
storage/distribution.

General Industrial, Some airport
related. Medium condition/age
Average condition, Older stock.
Y4 units vacant.

Royal Mail distribution centre
plus two other units. All. B8.
One unit vacant.

Four units, one vacant. Good
condition, older stock.

Bla and B2. Well used estate
No airport related uses. Medium
condition.

B2/B8. Some airport related.
Average condition, older
buildings.

Mainly B8. Two buildings, the
smaller of which is vacant

Source:

Industrial Estates Survey, Llewelyn Davies, 2004




3.6 ‘Poorer Performing Estates’

Figure 3-1 shows those estates in the borough with vacancy levels greater than
25% (in terms of floorspace and/or units). This indicates the occurrence of
several clusters where there are higher than average vacancy levels. These
include:

The Great West Road:

This comprises the collection of properties focused on the area around
Wallis House (site refs. 84 — 87). This however comprises a collection of
office units (plus the Eailing Road Trading Estate, site ref.: 85) and which are
currently subject to development interest for a range of uses. We discuss
this further in the next chapter of the report.

A smaller cluster to the east of this includes Chiswick Park (site ref. 95).
Again, this is an office area rather than industrial estate and is one where
plans exist for further expansion. This is also a relatively new development
which is in the process of attracting occupiers and filling out'.

This smaller cluster also includes the Power Road Estate (site ref. 94). This
estate comprises 32 units, of which nine are recorded as vacant. However,
a collection of five of these units are currently being marketed for
redevelopment as an office development. Vacancies on the remainder of
the estate are thus in line with the overall average for the borough.
Comparing the records for this estate with the Council’s previous survey
carried out in 1999, seven of the units were recorded as vacant. However,
none of these are vacant now. This would indicate a high turnover in the
estate pointing to the process of churn and re-use.

Estates around North Feltham and Green Lane

These are estates within the area of airport related activity where there is a
need for the continued provision of land for such uses (see Figure 3-2 and
Section 5) and where vacancies may arguably be more to do with
redevelopment issues rather than the unsuitability or undesirability of the
sites. For example, the Lawrence Estate (site ref. 27) has been cleared and
is awaiting development to start.

However, there are two estates in this cluster that warrant further attention.
The Griffin Centre on Staines Road (site ref. 21) is in close proximity to the
North Feltham Trading Estate but is actually a stand-alone estate, separated
from the Trading Estate by the Duke of Northumberland’'s River. And unlike
the Trading Estate, none of the occupiers in this estate are reported as
airport related. Additionally, the occupiers that are on site do not seem to be
located here for the purposes of serving the local area. Four of the nine
units on the estate are vacant. In the 1999 survey all of the units were
reported as being fully occupied.

Further east along Staines Road the Central Park Estate (site ref. 32)
includes six vacant units out of seventeen. Although our survey does not
record any of the occupiers as being involved in airport related activities the
previous 1999 survey recorded a relatively high proportion of airport related
users. This may be due to the different methodological approaches
involved. Due to its proximity to Heathrow we would expect that some of the
units would be airport related, either directly or indirectly. However,
vacancies are much higher than in the 1999 survey and one of the units that
was partially vacant in 1999 is now recorded as being wholly vacant.

Heston:

This cluster of three sites with higher than average vacancy levels falls
within an area where there are a number of airport related activities.
Although not recorded as such in our survey, we know from reference back
to the 1999 survey and further investigation into activities that this is an area
where occupiers locate due to the proximity to and connections with
Heathrow. As we note above and discuss further in section 5 there is a



need to provide land for such uses in light of the continued growth and
expansion of the airport. This is particularly true of the Heston Industrial
Estate (site ref. 44) and Heston Phoenix Distribution Park (site ref. 45) which
are well located to the motorway and include a number of companies
involved with distribution and logistics.

However, the Heston Centre on Southall Lane (site ref. 40) has a particularly
high proportion of vacancies (seven units out of eleven). None of these
were recorded as vacant in the 1999 survey.

Hanworth:

The fifth cluster of units with higher than average vacancies is centred on
Hampton Road West, Hanworth. The Popham Close estate (site ref. 17)
has only recently been constructed and is in the process of marketing and
filling out’. However, the Hanworth Trading Estate (site ref. 16) and
Hampton Farm Industrial Estate (site ref. 18) are older estates with vacancy
rates that are higher now than in the 1999 survey. The occupiers here are
not airport related and do not seem to be serving the local area.



Figure 3.1: Estates with high vacancy levels
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Outside of these clusters there are a number of other estates in the borough
with higher than average vacancy rates. Some of these are free standing
estates, others form part of larger industrial areas. Indeed, the Five Ways
Business Centre (site ref. 10) and Felthambrook Industrial Estate (site ref. 12)
form part of a larger industrial area where vacancies are low overall.

Taking the remainder of the estates in turn, the Feltham Marshalling Yards (site
ref. 33) are recorded as having high vacancy levels, but this estate has only
recently been constructed and again, is a case where the site is being marketed
rather than one where previous occupiers have moved out. There are also a
number of cases where estates are recorded as having high vacancy levels, but
which were not recorded as such in the previous 1999 survey. However, they
are currently being actively marketed. Such sites include the Victory Business
Centre (site ref. 60) and London Road Works (site ref. 62). These are not sites
where it would appear that employment use is not attractive nor viable.

It is those other sites which have high vacancy levels, which are not airport
related and play no specific local role, and which do not appear to currently be
on the market where there may be issues regarding their viability and
attractiveness for employment uses. These can be considered the poorer
performing sites (or for the purposes of the SPG hierarchy, ‘other sites’; see
section 9.1). These estates include:

Hanworth Trading Estate (site ref. 16);
Hampton Farm Industrial Estate (site ref. 18);
Griffin Centre (site ref. 21);

Central Park Estate (site ref. 32);

The Heston Centre (site ref. 40);

Heston Industrial Mall (site ref. 46);

Derby Road Estate (site ref. 50) and

The Heath Business Centre (site ref. 52).

Some of these have already been discussed above. Of the others: the Heston
Industrial Mall (site ref. 46) contains 23 units, of which six are recorded as
vacant. There were no vacancies recorded in the previous 1999 survey. The
Derby Road Estate (site ref. 50) has a higher vacancy rate than recorded in
1999 and the range of activities here does not suggest that it is playing a local
role. The Heath Business Centre (site ref. 52) comprises two units, one of
which is subdivided and contains a mix of companies and vacancies. The
Centre, which is in close proximity to Hounslow station, is recorded as being in
a particularly poor condition.

It must be stressed though that although these estates are currently performing
poorly, it does not mean that they are not suitable for employment use. Indeed,
the site may have the potential to perform well but re-use and or redevelopment
of the site may be ‘blocked’. The identification of these estates provides a basis
for the borough to undertake further work into the reasons for the current level
of performance and to consider, through pro-active action, whether this can be
overcome.

3.6.1 Summary

On the whole the level of vacancies in the borough is relatively low at 10%.
However, there are a number of estates with higher than average vacancies. A
geographical analysis of the vacancies across the borough (expanded in next
section) shows that there are clusters of sites with over 25% of either the units
or the total floorspace vacant at the time of the survey. In the central area of



the borough estates tend to be well used and there are no obvious clusters of
estates with high vacancy levels, rather the estates are ‘free-standing’ and
spread across the area. In the east and west of the borough, though, there are
higher levels of vacant units and floorspace, with clusters at Hatton, North
Feltham/Green Lane and Heston in the west, and around the Great West Road
at Wallis House and Chiswick Park in the east. However, many of these sites
have high levels of vacancy for specific reasons, and should not be taken as an
indication of a low level of demand for employment space.

There are however a number of estates that may be considered to be ‘poorly
performing’, they have high vacancy levels (both in the survey undertaken for
this report and in the previous 1999 survey), do not appear to be playing a
particular local function and do not appear to be subject to marketing. Further
work is needed to investigate why they are performing poorly and whether this
situation can be reversed. It is also worth noting that none of the estates
appear to be performing too poorly in terms of their characteristics, such as the
existence of ‘bad neighbour uses’ adjacent to residential areas, to necessitate
their release and promotion for alternative uses. Indeed, some of the larger
estates in the borough provide good locations for such dirty uses.

3.7 Distribution of employment use

Through the survey work it has been possible to group the estates into three
main geographical areas across the borough (Figure 3-2). The estates in the
west section of the borough contain a variety of general industrial and
commercial uses, with the majority of the airport related uses located here due
to their close proximity and good access to Heathrow. This part of the borough
also contains the North Feltham Trading Estate.

Figure 3.3 (map: patterns of airport related activity) shows the main pattern of
concentration of airport-related uses in the borough. The influence of Heathrow
is clearly indicated:

At borough level, at least 10% of the premises surveyed accommodated
businesses with an obvious relationship to the airport

Locally, there is a major cluster all along the south side of the airport, as well
as a smaller grouping further east near the M4 / A4 intersection in the
Brentford area.

It is important to note that this does not purport to be an exhaustive assessment
of the extent of Heathrow’s impact on the local economy of Hounslow. That
would require a much more detailed micro-economic study of businesses’
actual trading relationships and of the content of their trade which could be
specifically attributed to the airport. Although the various Heathrow Inquiries
have produced estimates of employment growth and its distribution?, there is no
recent or relevant work which enables us to define an area of influence better
than in the fairly simple way adopted for our survey. The database only records
companies as “airport-related” where this was unarguable from the site survey
work - such as through the name of the company. This means that many of the
occupiers who are either indirectly related to Heathrow (such as car hire for air
passengers) or whose name did not suggest a direct airport link, were not
recorded in the airport-related category. This is an arbitrary, but unavoidable,
cut-off, given the complexity of the airport’s relationship with the surrounding
area.

This conservative approach is thus inevitably a narrow definition of Heathrow’s
scale and sphere of influence; it follows, equally, that the areas outlined as the
main clusters including airport related activities are quite tight, and could
feasibly be expanded to cover a larger area. For example, we know from its
business links that Exel (located at Hatton Cross), is responsible for distributing
stock to retail units in the airport, but this is not recorded as “airport-related” in
the database; other similar activities located in this area have not been recorded
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as airport-related in the database. The airport’s sphere of influence clearly
covers much of the western sector of the borough, where accessibility to the
airport is particularly good.

The central part of the borough consists of smaller more isolated estates with a
wider variety of industrial activities serving both Heathrow and central London.

The eastern side of the borough is predominantly residential but contains
several areas of strategic importance, including both the office and industrial
functions around the Great West Road and Chiswick Business Park. Further
details of the function of employment land and premises in the central and
eastern parts of the borough are provided below.

A brief overview of the condition, occupiers, use, quality and level of vacancy of
each estate can be found in Annex F, along with an assessment of each estate
against the assessment criteria contained within the Mayor’s draft Industrial
Capacity SPG in Annex G. Table 3-3 provides a breakdown of the numbers
and types of units by geographical distribution. These patterns are discussed in
more depth below.

It is notable that whilst the airport related uses are predominantly located in the
west of the borough there is also a collection of airport related uses in the east.
This pattern may exist due to the good road links from the east of the borough
to Heathrow via the M4 and also because of its traditional role as the gateway
office location to London.

Table 3.3: Geographical distribution of employment areas in the borough.

Total No of Average Airport % % units
Floorspa estate unit size related floorspac vacant
ce s (sqg m) units e vacant B1, B2
(sqgm) B1, B2 and B8
and B8
1 1,143,707 @ 45 North 1,554 13% 11.4% 17%
Feltham
Estate
2 163,940 17 None 628 3.8% 7.0% 13%
3 769,522 37 Great West 2,143 8.4% 7.5% 11%
Road and
Brentford
(Transport
Avenue and
Commerce
Rd)

Source: Industrial estates Survey, Llewelyn Davies, 2004



Figure 3.2: Pattern of employment uses across Houns  low
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Figure 3.3: Airport related activity across the bor ~ ough
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3.7.1 Area 1: West (including Bedfont, Feltham, Hat ton and Heston)

There are 45 industrial locations in this part of the borough, containing
approximately 1.1m sg m of employment floorspace. As noted above, there is a
tendency for airport related uses to be located in this part of the borough, close
to Heathrow. 13% of the employment uses (98 businesses) are directly related
to Heathrow, compared with 3.8% and 8.4% in the other parts of the borough.

The North Feltham Industrial Estate (Site ref. 22) stands out as being the
largest estate in the borough (Table 3-4), with 132 units and is identified in the
London Plan as a Strategic Employment Location (SEL). The estate is
predominantly industrial and warehousing with 85% of uses either B2 or B8 type
uses and 31% of the units within the estate are directly related to the airport.
The majority of the rest of the activities are likely to be airport related, either
directly or indirectly. 19% of the units are vacant, reflecting ongoing
redevelopment of the estate. The role of the estate is thus predominantly to
serve the airport (especially through freight forwarding and cargo services) but
also has a variety of functions serving the more local West London area (for
example construction, motor repairs and catering).

Table 3.4: Area 1 — Main industrial estates/employm  ent sites by total floorspace

Estate name Location Estate ID No of units Total floorspace

North Feltham Faggs Road, 22 132 204,427

Trading Estate Feltham

New Square Park ' Bedfont Lakes 3 10 70,159
Business Park

Forest Road Feltham 14 17 48,427

Ascot Road Staines Road, 2 20 47,559

Estate Bedfont

Sun Life Trading Hounslow 23 5 46,691

Centre

Radius Park St Antony's Way, = 19 9 45,607
Hatton

Prologis Park Green Lane, 31 4 44,635
Hounslow

Hanworth Trading | Mount Road, 16 56 42,827

Estate Feltham

Source: Industrial estates Survey, Llewelyn Davies, 2004

The large size of the units in this geographical area (relative to the rest of the
borough) reflects the mix of distribution, warehousing and industrial units
located here.

The warehousing uses in this part of the borough are mainly airport related.
These include cargo handling, freight forwarding, transport operations,
distribution, the repair and manufacture of aircraft and other airline related
activities such as airline catering facilities.

Other industrial uses in the area cover a variety of activities, most notably motor
vehicle repairs, trade counters, printing and graphics, engineering, construction
and a large number of manufacturing uses (e.g. electronics, metals and
plastics).

Other notable employment activities in this part of the borough include financial
intermediation and other business activities, computer and related activities, the
renting of machinery/equipment, radio and television activities, and public
administration/defence. The main exception to the industrial use in this area is
Bedfont Lakes, which is a prestigious business park accommodating leading
edge technology companies.

The role and function of the uses in this area are therefore a combination of
airport related activities, central London support and activities supporting the
local area. Table 3-3 indicates that the vacancy levels in this part of the
borough are in the region of 11%. However, this is skewed by the presence of




a number of the poorer performing estates highlighted in Table 3-2 and the
associated mapping. Elsewhere, there are relatively low levels of vacancy in
this part of the borough and there is clearly continuing demand for units.

Figure 3.4: Virgin Logistics Centre, Green Lane, Ho  unslow

3.7.2 Area 2: Central (Estates around Hounslow, Isl  eworth)

The central part of the borough comprises a variety of industrial estates,
generally smaller and more isolated than those in the east and west, which tend
to be in larger clusters. The seventeen estates in this area contain a total of
approximately 160,000 sgq m of employment floorspace.

As with the estates in the west of the borough, most of the activities are
warehousing, storage and distribution, but there is a lower level of airport
related activity (3.8%) compared with the areas to the east and west which are
better placed for airport serving businesses due to proximity or good
accessibility. Other well represented activities in this part of the borough
include the repair and maintenance of motor vehicles, building and construction
related activities, manufacturing, publishing and printing, film production and
distribution, computer and related activities, industrial cleaning and transport
activities.

Most of the units either fall within the B2 or B8 use classes and the average size
of the units are around 628 sq m, and are therefore smaller than the average
unit sizes to the east and the west. Both the activities found in this area and the
smaller estate sizes indicate a more local role than the areas to the east and
west. The amount of vacanct floorspace in this area is low overall at 7%.

Table 3.5: Area 2 — Main industrial estates/employm  ent sites by total floorspace

Estate name Location Estate ID No of units Total floorspace
(sq m)

Twickenham Rugby Road 61 15 41,979

Trading Estate

Clock Tower Worton Road, 59 28 29,543

Road Isleworth

Lascar Works Staines Road, 48 14 14,740

Hounslow

Greenhams London Road, 55 6 11,085

Depot Isleworth

Victory Business | Fleming Way, 60 15 10,801

Centre Isleworth

Worton Hall Worton Road, 54 34 10,366

Industrial Estate Isleworth

London Road London Road, 62 10 10,092

Works Isleworth

Source: Industrial estates Survey, Llewelyn Davies, 2004




Figure 3.5: Hounslow Business Park

Figure 3.6: Derby Road Estate, Hounslow

3.7.3 Area 3: East (Brentford and Chiswick, includi  ng the Great West

Road)
The total floorspace in this part of the borough is recorded as just under
770,000 sg.m. Table 3.6 shows the largest employment areas in this part of the
borough (by floorspace). There are two SELs in this area; Brentford
(comprising Transport Avenue and Commerce Road) and part of the Great
West Road. SELs refer to industrial and warehousing areas rather than office
locations and we therefore take the Great West Road SEL to refer to that
collection of estates around the West Cross Centre and Harlequin Way (see
recommendations in 9.2).

The Transport Avenue Industrial Area comprises mainly B8 warehouse and
distribution units. It also contains a large amount of B2 stock. There are no
vacancies within the Industrial Area and its role is both strategic and local;
uses including a waste disposal / transfer station, manufacturing, storage
and wholesale.

The Commerce Road SEL comprises mainly B2 and B8 units with some
associated B1 (a) floorspace. Car repairs and removals companies provide
a local role. The clustering of media, entertainment and e-commerce
equipment distribution companies provide a wider role for the sub-region and
Central London.

Vacancies are low in those estates comprising the Great West Road SEL.
There is a range of occupiers, including a high amount of airport related
activities as well as ICT and business activities, film and media,
warehousing, storage and distribution. The main occupiers include Gillette,
BSkyB and the Harrods distribution Centre.



This part of the borough is very different in terms of role and function from the
rest of Hounslow. It is a gateway location and contains some of London’s
largest multi-national headquarters. The activities in this broad area are clearly
orientated towards serving central London but there is also a high level of
airport related activity due to good accessibility to Heathrow.

Table 3.6: Area 3 - Main industrial estates/employm  ent areas by total floorspace

Estate name Address Estate ID No of units Total floorspace
sgm

GSK Great West 76 1 41,979
Road, Brentford

Chiswick Chiswick High 95 6 29,543

Business Park Road

West Cross Great West 68 48 14,740

Centre Road, Brentford

Centuars Grant Way, 66 10 11,085

Business Centre Brentford

Bollo Lane Gunnersbury 96 8 10,801

Data General Great West 92 4 10,366
Road, Brentford

Commerce Road Commerce 74 29 10,092

Estate Road, Brentord

Table 3-2 shows that some of the borough’s poorer performing estates, in terms
of vacancy levels, are located in this eastern area. However, these vacancy
levels are skewed by the collection of office sites along the Great West Road
focussed around Wallis House, which, as discussed in Chapter 4, represent
some of the most complicated land use planning issues in the borough, if not
the sub-region. With the exception of the cluster of these estates, which are
currently empty, and Chiswick Park, which is presently incomplete, the level of
vacancy is much lower, at just 3%°.

Interestingly, in total, 8.4% of the employment activities are directly related to
Heathrow, despite being the side of the borough furthest from the airport.
However, as discussed above, this may be due to the good road links to the
airport via the M4 and the traditional role that the area has played as a gateway
to London.

Although the perception of this part of the borough may be one of predominantly
office related uses (due to the buildings lining the Great West Road), it is also
an area with high levels of industrial and warehousing space. B1 (b and c), B2
and B8 uses in this area include a high level of storage and distribution activity,
the sale and repair of motor vehicles, wholesale and retail trade, transport
related activities and other activities such as healthcare and film/video
production facilities.

However, average unit sizes in this part of the borough, at 2,143 sq m, are
higher than elsewhere. This is reflected by the presence of many larger
headquarter and branch office locations. As well as performing an industrial
and warehousing function, the Great West Road is a significant office location.
The ‘Golden Mile’ is home to the headquarters of several major national and
international companies. In particular, the GlaxoSmithKline building on the
Great West Road dominates this part of the borough in terms of floorspace
providing approximately 70,000 sg m. Chiswick Business Park is another
location with a significant level of floorspace. Both of these are modern,
prominent and prestigious office locations; further information on their role and
function are provided in the next Chapter.

The area has performed very well in recent years with the boom in knowledge
industries, ICT, Pharmaceuticals etc. However, the recent slump in office
development here is apparent. The eastern section (east of Windmill Road) has
some major occupiers but also some empty and derelict properties and the

4 Estates 84 — 87, 94 and 95




quality of the physical environment is generally poor. The western section of
the Great West Road has a variety of uses and sectors operating, e.g. ICT,
media and pharmaceutical.
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Figure 3.7: JCDecaux, Great West Road

Figure 3.8: Cable & Wireless and Samsung, Great Wes t Road
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3.7.4 Occurrence of B8 Uses

As noted in section 3.2.3 above, the survey of industrial estates sought to
identify those businesses directly related to Heathrow Airport. However, the
approach followed resulted in only 10% of the units in the borough being
recorded as airport related, which clearly underestimates the full amount of
airport related activity in L.B. Hounslow. The ‘Heathrow Effect’ in the borough
is significant (indeed, as Chapter 5 notes, a specific effect on industrial land
values can be identified in the Heathrow area) and it seems reasonable to
assume that very many of the distribution companies, for example (particularly
in the west of the borough), are related to the airport — wholly or in part.

Table 3.7 overleaf therefore indicates both the absolute and relative levels of B8
(storage and distribution) floorspace across the borough. It shows that over half
the “industrial” floorspace in the west of the borough is accounted for by B8
uses. Further from Heathrow the percent of B8 space declines, but it is still
significant, accounting for a third of all floorspace in the east of the borough.
The table gives further weight to the existence of a ‘Heathrow Effect’ in the
borough; and it also highlights the importance of the borough to London’s wider
economy — reinforcing a point made in the draft SPG to the London Plan on
Industrial Capacity, which states at Para. 2.6:

‘distribution serving a city region of over seven million people performs a vital
economic function’
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Table 3.7: B8 Floorspace

Area Use class Floorspace (sq m) | | Percentage floorspace by
use class
1: West of Bla 204,334 17%
Borough Bilb/c 60,910 5%
B2 204,234 17%
B8 605,581 52%
Other 30,894 3%
Unrecorded 67,351 6%
Total 1,173,304 100%
2: Centre of Bla 24,602 15%
Borough Bilb/c 3,866 2%
B2 50,210 31%
B8 70,884 43%
Other 12,392 8%
Unrecorded 1,986 1%
Total 163,940 100%
3: East of Bla 406,261 53%
Borough Bib/c 44,020 6%
B2 46,134 6%
B8 250,172 33%
Other 22,456 3%
Unrecorded 479 0%
Total 769,522 100%
3.8 Implications

In terms of vacancy, Sections 3.5 and 3.6 above indicate those sites and
estates that may be considered to be ‘performing poorly’. These include:

Hanworth Trading Estate (site ref. 16);
Hampton Farm Industrial Estate (site ref. 18);
Griffin Centre (site ref. 21);

Central Park Estate (site ref. 32);

The Heston Centre (site ref. 40);

Heston Industrial Mall (site ref. 46);

Derby Road Estate (site ref. 50) and

The Heath Business Centre (site ref. 52).

All of the estates covered by the survey work have also been assessed against
the criteria set out in draft Supplementary Planning Guidance to the London
Plan (see Section 7.4 of this report). This assessment is set out in summary
form in Annex G.

Section 9 of this report then takes the findings of the estate analysis and
assessment, and linked with the supply and demand analysis, sets out some
recommendations for consideration by the Council in the emerging LDF.







4 The Office Clusters Survey - Town Centres
and Business Parks

4.1 Introduction

The Council at present do not hold detailed records of employment floorspace
in the main town centres in the borough. Nor indeed do they have information
about the quality of the stock. Part of the remit of this study was to enable the
Council to gain a better understanding of this issue, particularly in relation to
office stock. It was, therefore, agreed that a survey be carried out of the four
major town centres in the borough (Hounslow, Chiswick, Brentford, Feltham).
In addition, it was considered prudent to also assess the office stock in the
borough’s three major business parks, which comprise the borough’s other
main office clusters (Bedfont Lakes, Chiswick Park, Great West Road)”.

4.2 Background Information

Two studies provide useful background information and analysis that can feed
into the observational analysis undertaken by this study. The first, London
Office Policy Review 2002, commissioned by the GLA, provides an overview of
the office market across London and, of particular interest, provides details of
the Outer London market.

The second study, undertaken by CASA for ODPM, establishes the commercial
floorspace, by sector, for a range of town centres including Hounslow, Chiswick
and Feltham. This study provides useful background information regarding the
level of office space in each centre in comparison with other key sectors, such
as retail activities.

These two studies provide background for the main element of this analysis, the
observational survey of office buildings. The main findings from these studies
are outlined below.

4.2.1 London Office Policy Review 2002

Undertaken by London Property Research, this study is based upon site visits
to Croydon, Merton, Chiswick Park and the Royal Docks. It does not provide a
comprehensive picture at Borough level and, therefore, does not extract the
characteristics particular to the LBH. However, it does provide useful
information regarding the condition of the office market in outer London in
general.

The overall picture for Outer London is one of failure, with town centres being
unable to match the strength of the Central London and Docklands office
markets. As of February 2003 the outlook was particularly bleak, identifying a
number of issues:

The quality of the building stock and the image of the town centre locations,
in terms of appearance and lifestyle, is lower than that in central London and
Docklands;

The stock of buildings is ageing. The analysis of the observational surveys,
presented in later sections below, picks up on this point, especially regarding
some of the town centre provision;

Low supply and low demand with the result that rents fall. The effect is that
development levels drop limiting the pipeline and the choice for expanding
local companies or large firms wishing to relocate from Central London;
Whether or not further office conversions are worthwhile or viable;

Access: poor public transport, congested roads, lower parking provision than
beyond London;

The lack of development ‘champions’. However, this is not particularly
relevant for the Heathrow and Western Corridor where bodies have been
established to champion the locations; and

4 It should be noted that the surveys of Bedfont Lakes, Chiswick Park and the Great West Road are also
covered by the Industrial and Commercial Areas Database.



Competition from low-cost locations beyond London and the UK for back
office functions and currently expanding industries such as call centres.

In terms of what this means for Hounslow the study is keen to remove the
Western Corridor and Heathrow market from its gloomy predictions regarding a
reliance on back office employment and public sector employment sectors. Itis
not doubted that the Western Corridor and Heathrow Market areas have
generated their own identity and attracted a number of high quality office-based
businesses to the area. Although there is not guaranteed success in these
areas, as a humber of the observations in the survey results highlight, the
forecast is more optimistic than for the areas that fall out of these direct markets
where some of the factors outlined will have made, and will continue to make, a
considerable impact.

The study suggests that the business culture of London has become more
focussed on The City, West End and Docklands and as such centres in outer
London are having trouble competing. This presents difficulties for smaller
centres, such as those in Hounslow and, particularly, centres without a
combination of good transport links, critical mass and quality.

Outer London centres are further hampered by a lack of information. Agents
are not covering Outer London with as much depth and analysis as the Central
London market receives. The result is that Outer London locations are
disadvantaged by lack of information when occupiers and developers intend to
make relocation and investment decisions. However, the situation in West
London is beginning to be addressed by co-ordinated working between
organisations such as the West London Partnership and West London
Business.

The age and condition of the Outer London stock is a particular concern. The
study suggests that only twenty percent of Outer London’s stock was built post-
1984. This leads to a predominance of unsuitable floorspaces for large
occupiers and an image of 1960s-styled blocks, which are often deemed to be
unattractive. Our observational survey results show, later, that a significant
proportion of Hounslow’s stock falls into the pre-1990s category and there are a
number of clusters of unattractive buildings in below average condition. The
result is that parts of the Borough experience clusters of high vacancy directly
related to poor provision of building stock.

Quality of stock is a particular issue in locations such as Feltham town centre,
where office buildings are currently located above or adjacent to low quality
secondary retail, which further undermines the environmental quality of the
location (It is important to note however that subsequent to the London Office
Review 2002 being published, the comprehensive redevelopment of Feltham
town centre has now commenced).

The supply and demand issue is also brought out by the study. It identifies an
underlying lack of new development in Outer London since the 1980s, except in
business park type space. Hounslow, largely, falls into this scenario with much
of the new office space being located in purpose-built business parks such as
Bedfont Lakes and Chiswick Park.

Simultaneously, the study points to falling or stagnant rent levels. This is of
particular concern in small town centre locations where low rent levels reduce
investor attractiveness and prevent further development from occurring. The
cycle continues with few applications for new office development being
submitted and an impression that land is not available for development in Outer
London.

422 CASA for ODPM (2002)

By way of further context for the observational analysis undertaken in this study,
it is useful to refer to analysis undertaken by CASA for ODPM (2002). The
CASA study establishes the amount of floorspace for commercial uses in the



town centres of Hounslow, Chiswick and Feltham (Table 4.1). Brentford Town
Centre is not covered by the CASA/ODPM 2002 analysis.
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Table 4.1: Town Centre Floorspace: Commercial Uses

Office Floorspace No. of Jobs Retail Floorspace No. of Jobs
Chiswick 34,608 2,487 54,381 2,179
Feltham 12,103 197 17,928 172
Hounslow 69,914 2,273 108,403 2,465

Source: CASA, 2002

These figures show that Hounslow has a large amount of office floorspace, but
fewer jobs than Chiswick town centre, suggesting that Hounslow suffers from
high vacancy levels. Floorspace and job figures for Feltham are much lower
than either Hounslow or Chiswick, indicating this to be a minor location.

It should be noted that these are net rather then gross floorspace figures. Thus,
the figures exclude common areas (such as stairwells and shared foyers),
structural walls, lift shafts and columns. In addition, floorspace figures for the
retail units exclude storage space. The office floorspace figures are also
skewed in that they include A2 uses within the town centres.

4.3 The Observational Survey

431 Background

The survey was undertaken in April 2004. In order to be as comprehensive as
possible, each area was visited and assessed in detail. The agreed survey
areas included the town centres and three main business parks in the borough:

Town Centres

Hounslow
Chiswick
Feltham
Brentford

Business Parks

Great West Road
Bedfont Lakes
Chiswick Business Park

The LBH UDP proposals map provided the basis of the areas of survey, with
the town centres identified using the ‘town centre boundary’ and the business
parks identified using the ‘employment site boundaries’. In addition, a cluster of
office buildings lying just outside the defined town centre boundaries in
Chiswick and Hounslow were also included in the survey.

4.3.2 Uses

It was decided that only B1(a) Office uses would be assessed. The survey did
not therefore include uses within Use Classes B1(b) Research and
Development or B1(c) Light Industrial. Furthermore, it did not include high
street ‘walk-in’ offices within Use Class A2 such as banks, building societies
and estate agents etc.

4.3.3 Site Assessment

On visiting each area surveyors reviewed the quality of the building stock and
defined the employment function. Each area was assessed and surveyors
noted the following®:

Location;

Building age (very new, modern, other);

Condition (based upon the external appearance of the building and graded
as excellent, good, average, poor or very poor);

Number of storeys (including basement);

* Based upon criteria as set out in the annex.



Mix of uses (all office or mixture of uses);
Level of vacancy;

Name of occupiers;

Nature of business;

Type of office; and

Any additional notes of interest.

In addition, a photographic record of each building was made.

It should be noted that it was not possible to accurately record the level of
vacancy where part of a particular building was occupied and part of it empty.
The results of the survey also come with a health warning in that some of the
criteria listed above are subjective (e.g.: in terms of age and condition).
However, surveyors have been consistent in the assessment of these criteria
across the survey areas.

The results of the survey are mapped in a GIS Maplnfo table and an associated
browser contains information pertaining to individual buildings. The sections
below provide an overview of the findings, with further detail provided by way of
the annexes.

We also draw attention to floorspace figures for the office units. Although it is
possible to provide figures for the Business Parks from the survey work and
mapping (which are provided in the Industrial /Commercial Areas Database
anyway) the same has not been undertaken for the town centres. The GIS
does provide us with a floorplate figure and the surveys with numbers of storeys
so in theory it would be possible to provide a gross floorspace figure. However,
this has not been possible as many of the units contain a mix of uses (and in
many cases it is difficult to determine how the mix is split by different uses).
Additionally, some buildings, (particularly those cases where offices are located
above retail uses) have a larger footprint at ground floor level than they do on
their upper floors. This would skew the results of any such calculations and
thus not present an accurate figure for the areas in question.

4.4 Analysis of Town Centre Office Surveys

441 Feltham Town Centre

The results of the observational survey indicate that there are nine office
buildings in Feltham town centre, which can be separated into two groups or
clusters (Figure 4-1).

The larger, or main cluster, is identified as being within the High Street
development known as ‘The Centre’. This comprises the town centre’s poorer
quality older stock and has high levels of vacancy. A smaller cluster can be
found to the south of the town centre. Buildings here are of a better quality,
having been built in the last ten to fifteen years. However, units here also suffer
from a degree of vacancy.

Feltham town centre plays no specific role, and comprises a range of occupiers.
Despite its close proximity to Heathrow, there are no obvious links between the
airport and the office function provided by the town centre.

The quality of the stock in the town centre is towards the poorer end of the
scale, and with high vacancy levels, the centre appears unattractive to
occupiers. However, this situation could change, with a recent planning
application (Table 4.2) for a comprehensive redevelopment of the town centre,
comprising a mix of uses (including B1(a) office space), having been approved
and now being developed. Further details of the survey are provided in the
tables contained within the annex.

Table 4.2: Planning Application Details, Feltham To  wn Centre

Site | Proposed Floorspace (m2) Notes




Feltham Town Centre, High 16,212 (A1) Comprehensive redevelopment.
Street, Feltham 1,138 (A3) Mixed use including B1

2,787 (B1)

3,716 (D1)

628 Housing (C3) Units




Figure 4.1: Feltham Town Centre
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442 Chiswick Town Centre

The survey determined that Chiswick Town Centre has a total of 26 buildings
containing office functions (Figure 4.2). The buildings, generally, are located
either side of the town centre’s main thoroughfare, Chiswick High Road.

Based upon the age of the building stock it is possible to identify two clusters
within the town centre. These two areas comprise relatively recent
development, all of which are in good condition and generally low rise (two to
three storeys).

Most of the offices in the town centre are above retail units; there are very few
developments that comprise pure office space. The level of vacancies in the
town centre is relatively low and, where these do exist, they are mainly in the
older stock.

Occupiers are generally small companies involved in accountancy or legal
activity, plus a smattering of media related companies. The majority of offices
within Chiswick Town Centre are occupied by small professional sector
functions; these offices are generally individual businesses with no, or few,
other offices.

Beyond the UDP defined town centre boundary there are two further office
clusters, one to the west and a less significant one to the east along Chiswick
High Road. Directly to the west, between Chiswick Town Centre and the
Chiswick Park development, there are a number of buildings containing office
functions. The pattern of office development continues with the Chiswick Park
development and a range of further units to the west of that business park (the
nature of these units is described in the Chiswick Park section below).

To the east of the town centre, the pattern of traditional town centre office
functions continues along Chiswick High Road. A number of these units directly
abut the town centre boundary to the east and further units exist at the eastern
fringe of the borough boundary within walking distance of Stamford Brook
Bridge Underground Station. Further details of the survey are provided in the
tables contained within the annex.

The office activity in Chiswick Town Centre is largely performing a local role
servicing the local community from small, but well-established, premises. At the
western fringe of the town centre, and beyond the town centre boundary, the
emphasis shifts towards larger firms operating branch, or headquarter functions,
in a wider geographical market. This transition is amplified by the presence of
Chiswick Park.



Figure 4.2: Chiswick Town Centre
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443 Brentford Town Centre

The survey of Brentford Town Centre identified nine buildings containing office
functions (Figure 4-3). These buildings fall either side of Brentford High Street
and are spread out, apart from a cluster towards the eastern edge of the centre.

This cluster comprises the newest and best quality stock in the centre. These
buildings, all of which are predominantly in B1(a) use, range between three and
four storeys in height.

The town centre experiences a high vacancy rate. These are not confined to a
particular area but rather spread across the town centre. It is thus difficult to
determine the actual role and function provided by the town centre. This is
reinforced by the DTZ Brentford Regeneration Framework Study®, which
highlights a number of concerns that have developed for the town centre, and
thus impact on its role and function:

The emergence of vacancies in a previously well performing commercial
property market;

The growth in competition from better locations;

Poor perception of the town centre and issues of access; and

The low skill levels of the local resident population.

There is pressure for changes in land use (from employment to residential) in,
and around, Brentford Town Centre. Brentford, unlike Chiswick Town Centre,
does not have an indigenous base of small offices operating in localised service
markets. Nor does it have the range of premises suitable for such functions.
Brentford Town Centre’s stock is skewed towards larger firms operating in wider
geographical markets. However, as the DTZ Study determines, Brentford town
centre is no longer as an attractive location for these functions. Therefore, the
town centre is experiencing high levels of vacancies and the future of its role
and function is in question.

The employment function of Brentford town centre could however be enhanced
with a major town centre redevelopment scheme having received outline
consent, subject to legal agreement, which will provide approximately 2,000
sg.m of new Bla office floorspace, 1,500 sq.m of live work floorspace and 650
sg.m of studio / workshop floorspace in addition to residential, retail and leisure
uses.

% DTZ Pieda Consulting for West London Business & LB Hounslow, Brentford Regeneration Framework



Figure 4.3: Brentford Town Centre
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4.4.4 Hounslow Town Centre

The survey of Hounslow Town Centre identified 30 buildings containing office
functions within the town centre boundary (Figure 4-4). The predominant
cluster of buildings is at the western edge of the centre around the junction of
Roman Road, Bath Road and Lampton Road. A further, smaller, cluster is
found at the eastern end of the town centre.

Of these two clusters, the smaller cluster to the east comprises the older
building stock. However, the age of the stock varies across the town. Most of
the identified buildings are predominantly used for B1(a) office purposes and
the majority of these are in good condition.

However, as with Brentford and Feltham, Hounslow town centre experiences a
high level of vacancy, with a number of buildings completely empty (including
the largest office building on the High Street). This situation may change in the
future, with a planning application for a mixed-use development on the High
Street (Table 4.3), including a B1(a) office component, having been approved.

Table 4.3: Planning Application Details, Hounslow T own Centre

Site Proposed Floorspace (m2) Notes
Town Centre Development, 19,800 (A1) Demolition of houses for a mixed
Key Site One, High Street, 1,112 (A3) use development including offices
Hounslow 29,091 (B1)

2,400 (B8)

1,192 (D1)

7,400 (D2)

146 Bedrooms (C1)
453 Housing (C3) Units

It would appear from our survey that the centre plays two main roles, with
occupiers either being in the financial services sector or recruitment and
training.

Beyond the town centre boundary, three further freestanding office units have
been identified to the west. These relate strongly to the western cluster
identified within the town centre boundary. To the east of the town centre
boundary there are six further units occupied solely by office related functions.
These units are more consistent with the size of office buildings located within,
and to the west of the town centre.

There are a range of markets served by the office occupiers within, and beyond,
Hounslow Town Centre. A number of the office buildings on the fringe of the
town centre, and beyond the boundary, have been designed to accommodate
large firms operating their regional (or headquarter) office function. However,
given current levels of vacancy, only three units in the whole survey area are
housing headquarter functions. The majority of occupiers are operating sub-
regional offices from their base in Hounslow Town Centre. In the centre of the
town, there is also evidence of firms operating in a localised market from
smaller premises. However, this area is not as significant, or well-established,
as the role being performed in Chiswick Town Centre.

Further details of the survey are provided in the tables contained within the
annex.

+(




Figure 4.4: Hounslow Town Centre
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Figure 4.5: Offices in Hounslow town centre

445 Summary of Town Centre Surveys

The town centre surveys have shown, with the exception of Chiswick, that the
office market at the moment is particularly bleak in these locations, reiterating
the findings of the London Property Research study (see section 4.2.1 above).
There are high vacancy levels in Hounslow, Brentford and Feltham, and a large
amount of older stock. Much of this may be unsuitable for modern office
practices and costly to re-use. With the market in its current state the
redevelopment and re-use of these buildings may prove unattractive and
unviable.

However, this picture may change for the better, with the mixed-use planning
applications in Hounslow, Brentford and Feltham town centres providing a
range of modern office premises. Whether these prove attractive to occupiers
though is a different matter, particularly as they will be facing competition from
the purpose built office parks at Bedfont Lakes and Chiswick Park (see Section
4.5).

4.5 Analysis of Business Park Office Surveys

45.1 Bedfont Lakes Business Park

The recently constructed Bedfont Lakes Business Park (Figures 4-6 and 4-7)
has a total of eleven office units, accompanied by an office suite for the on-site
security firm. Public transport accessibility is poor and the business park is
dependent on high levels of parking and access to the strategic road network.
The Business Park provides a high quality environment and further benefits
from its location in proximity to Bedfont Lakes Country Park.

The offices are all classified as “very new” and are in “excellent” condition. The
eleven office units range between three and four storeys in height and are all
occupied solely by office functions. Two of the units in the northern portion of
the business park known as New Square Park are vacant, but the remainder
are fully occupied. The occupants are largely major international IT and
financial companies such as IBM, Cisco Systems and Deloitte. Their offices in
Bedfont Lakes are performing HQ functions, and it is likely that Bedfont has
developed as a preferred HQ location due to its proximity to Heathrow Airport,
access provided by the nearby motorway network and its modern office offer.



Figure 4.6: Bedfont Lakes Business Park
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Figure 4.7: Office development at Bedfont Lakes

45.2 Chiswick Park

Consent was originally granted for the development of Chiswick Business Park
(Figures 4-8 and 4-9) to provide 136,005 sqg.m. of office floorspace in eleven
buildings. Six buildings have now been constructed and the developer has
submitted a revised proposal for the final phase of the development which
would increase the overall floorspace to over 170,000 sqg.m.

The business park provides a high quality environment, is well served by public
transport — being in proximity to Gunnersbury and Chiswick Park stations - and
also has a relatively high level of parking provision.

All the buildings within the development are “very new” and in “excellent”
condition. Each building is four-storeys in height and all, except one, are solely
occupied by office functions. One building (number three) also houses a
bar/brasserie and health club.

Four of the buildings are fully occupied with building two and eleven both
unoccupied. These two buildings have a combined floorspace of 18,500 sg.m
placing them at the lower end of the floorspace scale offered at Chiswick Park.

The occupiers in the four occupied buildings undertake a variety of activities.
However, there is the presence of a number of firms in the telecommunications
and media sectors such as OneTel and Teletext. Four of Chiswick Park’s
occupiers are operating headquarter functions. Each of these occupiers are in
the telecommunications or media sectors. The remaining occupiers are
operating branch functions.

Figure 4.8: Chiswick Park



Figure 4.9: Chiswick Park
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To the west of Chiswick Park there is a further cluster of older office functions.
Three are described as “modern” but two are recorded as being over fifteen
years old. The condition of these units varies considerably from “poor” to
“excellent”. Similarly, the building heights range considerably from four-storeys
to an eighteen-storey tower. Four of the units in this cluster are solely occupied
by office functions. However, the other two combine a mix of residential and car
related functions. The buildings located on the north side of Chiswick High
Road, adjacent to Chiswick Park, are experiencing substantial vacancies. The
nature of business varies between buildings, ranging from business services to
marketing and travel services. Most of the occupiers are operating a branch
office function.

453 Great West Road

The survey of this office cluster covered four different areas along the Great
West Road (Figure 4.10), each of which is identified in the UDP as part of the
Great West Road Key Employment Location (Area E10).

These are taken to represent the office functions along the Great West Road
rather than the SEL areas of Transport Avenue and Commerce Road in
Brentford and the collection of estates around the West Cross Centre and
Harlequin Avenue which comprise a mix of B1 (b and c), B2 and B8 uses. The
most easterly three areas surveyed represent distinct clusters based on public
transport accessibility, quality of environment, composition of occupiers,
vacancy levels, age, condition and geographical separation. However, the
larger area further to the west is more complicated in composition and can be
subdivided into further clusters.

Area 1: Units at Capital Interchange Way

The most easterly cluster is to the south of the junction of the Great West Road
and Chiswick High Road (Figure 4.11). The area is relatively well served by
public transport being within proximity to Kew Bridge Station and bus
interchange and within walking distance of Gunnersbury station. The cluster
contains three offices as well as further functions such as warehousing, car
showrooms and the Brentford Fountain Leisure Centre. All three offices are
occupied and range from three to four storeys. Two of these, on Capital
Interchange Way, are identified as being “very new” and in “excellent” condition.
All three buildings are solely occupied by office functions spanning a range of
activities related to the retail, distribution and media sectors. All are classified
as branch operations.

Area 2: Units adjacent to the elevated Great West R oad

Moving westwards along the Great West Road, there is a further area
containing office functions (Figure 4.12). This cluster lies to the south of
Gunnersbury Park and north of the railway triangle at Lionel Road. Located
either side of the Great West Road, this area consists of a number of large
buildings. The area is accessible from Kew Bridge Station and Gunnersbury
station and whilst the elevated section of the M4 has a significant impact on
environmental quality, the offices to the north of the Great West Road benefit
from the outlook onto Gunnersbury Park, located immediately to the rear.

There are five buildings containing solely offices within this cluster and all are
classified as “modern” or “very new”. Four are recorded as being in “excellent”
condition. Three of the buildings are six storeys in height. Vacancy levels are
only recorded in one of the buildings. A range of business activities is
undertaken in these offices with the IT and media sectors being well
represented. There are a number of headquarter functions in this cluster.

Area 3: Baltic Centre, Ealing Road Trading Estate, Phoenix Trading Park,
Wallis House

+0



A third cluster lies further west along the Great West Road, based around the
Phoenix Trading Park, Baltic Centre, Ealing Road Trading Estate and Wallis
House (Figure 4.13). This area has poor levels of public transport accessibility
with no train station in immediate proximity. It also suffers from its location
adjacent to the elevated section of the M4, with significant noise and air quality
impacts, but does benefit from parkland located immediately to the east.
Residential development borders the north and south of the area, but there are
no local amenities such as retail or restaurant facilities to serve occupiers.

There are six buildings within this cluster, five of which are south of the Great
West Road within the Wallis House and Baltic Centre sites. The building to the
north of the Great West Road is “very new” and in “excellent” condition and is
occupied by the headquarters of a media firm. The five buildings south of the
Great West Road are all recorded as being within the oldest age category and
described as being in “average” or “very poor” condition. The “average”
buildings are all three storeys in height whilst the two buildings in “very poor”
condition are eight and ten storeys respectively. All the office units south of the
Great West Road are vacant. However, these sites are subject to extant
planning permissions or current planning proposals.



Figure 4.10: Great West Road (All surveyed areas)

INSERT AND REMOVE THIS PAGE FROM PRINTED VERSION




Figure 4.11: Great West Road, Area 1
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Figure 4.12: Great West Road, Area 2
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Figure 4.13: Great West Road, Area 3

INSERT AND REMOVE THIS PAGE FROM PRINTED VERSION




Area 4: South of the M4

The final area is to the south west of the junction of the Great West Road and
M4 (Figure 4.15). It is an extensive commercial area with a number of separate
clusters. Public transport accessibility is again relatively poor, but the eastern
and western ends are served by Brentford and Syon Lane stations respectively
and benefit from buses routes running north to south as well as east to west
along the A4. The area further benefits from its prominent ‘gateway’ location
and contains purely commercial uses with no residential neighbours. Existing
occupiers have historically high levels of parking provision.

North of the Great West Road/East of Boston Manor P ark

The first cluster comprises three offices adjacent to the M4 and north of the
Great West Road. The most westerly building is the substantial
GlaxoSmithKline headquarters building. This fourteen-storey block is “very
new” in age and in “excellent” condition. The more substantial office of the two
remaining buildings is in “excellent” condition and is “modern”. This ten-storey
block is partly occupied by Reuters but also has some vacancy. The other
block is a smaller building fully occupied by construction firms.

Figure 4.14: GlaxoSmithKline HQ



Figure 4.15: Great West Road; Area 4
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Riverbank Way/Great West House

To the south of the GlaxoSmithKline building is a cluster of five buildings
primarily, based around Riverbank Way. Each of these buildings is classified as
“modern” and the four in Riverbank Way itself are deemed to be in “good”
condition. Great West House to the east is only in “average” condition. The
four buildings in Riverbank Way are two or three storeys in height. Great West
House is seventeen-storeys high.

All five buildings are experiencing some levels of vacancy. Samsung are the
primary occupiers of three of the buildings, including Great West House, and
Cable & Wireless occupy part of one of the other buildings, emphasising the
technology / telecommunications nature of the cluster. All five buildings are

considered to be branch operations of the particular companies.

Brentside Executive Centre

To the west of Riverbank Way is the Brentside Executive Centre, which
contains four office buildings. Each is described as “modern” and in “good”
condition and each is two-storeys in height. All four are fully occupied by
companies operating in the communications sector, primarily Cable & Wireless,
and all but one are considered to be branch operations. A further building on
the northern side of the Great West Road can be added to this cluster. Itis a
“very new” building in “excellent” condition over six-storeys. It is fully occupied
by Morse and operates as a headquarters function for this communications firm.
Morse also occupy one of the buildings in the Brentside Executive Centre.

Great West Trading Estate/West Cross House

To the south west of the Brentside Executive Centre is the Great West Trading
Estate. Two office buildings are identified in this estate. Both are over fifteen-
years old and are described as being in “average” condition. They are both
pure office buildings and are two and three storeys in height respectively. The
southern unit is completely vacant, whilst the northern unit is partially occupied
by the headquarters of a communications firm, tying in with the activities
occurring in the adjacent Brentside Executive Centre.

West Cross House is standalone building. It is recorded as being “very new”
and in “excellent” condition. It is solely an office building, four storeys in height
and is fully occupied by Sky-related television companies, continuing the
communications / media / technology cluster of this part of the Great West
Road.

New Horizons Court

To the west of West Cross House is New Horizons Court which contains four
“very new” office units in “excellent” condition. All are three or four storeys and
have recently been let to BSKYB. An older two-storey building to the west is
vacant.

45.4 Business Parks: Commentary

With the exception of certain parts of the Great West Road, these areas appear
to be performing well. In the main, the building stock is relatively modern and
thus geared towards modern needs and business practices. However, due to
the nature of the market at the moment, there does remain some empty space
within these office parks.

Bedfont Lakes Business Park
Bedfont Lakes provides modern high quality office space within a high quality

campus environment. Public transport accessibility is poor and the business
park is dependent on high levels of parking and ease of access to Heathrow via



the strategic road network. The buildings are occupied by international IT and
Financial companies with 2 of the buildings currently vacant.

Chiswick Business Park

Chiswick Business Park also provides modern high quality office space within
an attractive campus environment. The Business Park benefits from a good
level of public transport accessibility and also provides a relatively high level of
parking. Occupiers are concentrated in the telecoms and media sectors and the
success of the Business Park is exemplified by the application to develop the
remainder of the site more intensively.

Great West Road

As noted above, and in the commentary on the industrial estates survey, the
Great West Road plays two functions. It is both an area of industrial and
warehouse use and also a significant office location, as represented by Key
Employment Location area E10 in the current UDP. Different parts of the Great
West Road vary considerably in terms of occupiers, levels of vacancy, public
transport accessibility and quality of environment. The difference in quality of
the office supply is marked, at one extreme by modern, fully occupied HQ
buildings and at the other by a number of vacant sites, many of which have
remained so for a long period and which are currently subject to interest for
uses other than just employment.

Developers Akeler have planning permission to provide a new HQ building on
the Alfa Laval (Baltic Centre) site but development has yet to start. In the
current market, speculative developers are unlikely to take on such a scheme
whilst there is a surplus of space available elsewhere. Neighbouring this,
Barratts have submitted an application for a mixed-use development scheme,
bringing the vacant Wallis House site (Figure 4.16) back into use for a mix of B1
floorspace, a hotel and housing. A further site with planning permission for
14,000 sq m of offices has been sold by Chelsfield to Berekely College Homes
who have since secured permission subject to legal agreement to build key
worker homes, student accommodation and educational facilities.

Figure 4.16: Wallis House

These vacant sites present an unsightly, derelict image to the Great West Road
and appear to be the most complex in terms of bringing back into use,
particularly as the Council are seeking, through designation E10 of the UDP, to
retain and reuse this area for employment purposes, including high quality office
buildings, provided that it can be demonstrated that they can be made
accessible by sustainable transport modes.



In light of the policy objectives to retain these sites for employment uses we
have explored the possibility of redevelopment for high quality office buildings.
We have limited the assessment to high quality office development as the main
vacant sites have either a previous or extant permission for office development.
Some of the key messages are set out below, whilst the annex provides a more
detailed economic viability assessment.

Public transport accessibility is currently poor and there are no infrastructure
improvements for the Great West Road contained within the Mayor’s
Transport Strategy. Without such improvements there is unlikely to be in a
step change in either public transport accessibility or capacity on the Great
West Road.

Existing occupiers throughout the Great West Road have historically high
levels of parking, providing spaces for the majority of employees. Current
UDP parking standards that would apply to new office developments are
much stricter and will only provide parking spaces for a minority of
employees. In addition, on street parking is extremely limited in the
surrounding area.

The development of tall buildings in particular would not only contribute to
the gateway role of the Great West Road, but would be needed on certain
sites to overcome the height of the raised section of the M4 to create an
attractive working environment for employees. However, tall buildings are
more expensive to build than lower buildings due to construction time,
useable floorspace and structural difficulties. The economic viability
assessment in the annex concludes that such development is unlikely to be
economically viable under current market conditions.

Smaller, squat buildings may attract an occupier and investor in this location,
although there would be complex design issues involved in creating an
attractive working environment. In addition competing premises are
available in locations such as Chiswick Business Park, which provides a
high quality environment and has a higher level of public transport
accessibility, and in locations outside of London in the wider M4 corridor,
which provide more flexible parking standards.

4.6 Summary of floorspace data
The CASA study for the ODPM provided a range of floorspace figures for three
of the town centres in the borough. These are repeated below (Table 4-4).

Table 4.4: Town Centre Floorspace: Commercial Uses

Office Floorspace No. of Jobs Retail Floorspace No. of Jobs
(sgm) (sgm)
Chiswick 34,608 2,487 54,381 2,179
Feltham 12,103 197 17,928 172
Hounslow 69,914 2,273 108,403 2,465

Source: CASA, 2002

As noted in 4.2.2 above, these are net rather than gross floorspace figures. It
has not been possible, for the reasons explained in section 4.3.3 above, to
derive estimates of town centre office floorspace based upon our observational
survey.

By way of comparison with the town centres we are able to provide office
floorspace figures for the three business park locations surveyed (Table 4-5).

Table 4.5: Business Park office floorspace

Office Floorspace (sq

Bedfont Lakes 80,916




Chiswick Park 63,982
Great West 229,951
Road

These can not be taken as a direct comparison as they represent gross external
floorspace figures (including walls, plant rooms and outbuildings, but excluding
external balconies and terraces) as opposed to the net floorspace figures
provided for the town centres.

This does, however, point to a significantly higher supply of office space in the
business parks than the town centres. Indeed, only Hounslow town centre
comes close to matching the amount of supply in the business parks, and then
only with Chiswick Park which has further room and plans for expansion.
However, the occupational survey shows that the larger purpose built space
provided within the business parks is likely to prove more attractive to large
occupiers, with the town centre space being taken by smaller companies
performing a more localised role.

The Great West Road is the prominent office location in the borough, in
accordance with its E10 designation in the UDP. However, this gross
floorspace figure hides the fact that a cluster of buildings here are vacant and
under development pressure for other uses.

Rateable values for office uses in Hounslow are presented in section 5.6. This
shows that the highest values are achieved in those wards with the highest
concentration of office uses, reflecting the location of Bedfont Lakes, Chiswick
Park and the collection of offices along the Great West Road.

The implications of this and our wider survey of the town centres are addressed
in section 9.
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5 Employment Floorspace Demand

5.1 Economic Overview

5.1.1 Context

Hounslow is an integral part of the wider West London economy in that most
economic activities are West London-wide. Indeed, the overlap may even be
greater, spreading westward into the ‘Western Wedge' and eastward towards
Central and Inner London. The borough’s workforce is also part of a wider
West London labour market dominated as much by Central London and
Heathrow as by local opportunities. It is thus difficult to look at the borough in
isolation.

This section therefore provides an overview of the West London and LBH
economy, looking in particular at sectoral strengths and weaknesses and the
forecasting of likely growth and contraction over the period to 2016. It considers
the implications of the economic forecasts for the employment space demands
of different sectors within the borough. Throughout the section, references to
the West London sub-region are taken to include the boroughs of Hounslow,
Hillingdon, Harrow, Ealing, Brent and Hammersmith & Fulham.

The West London sub-region is in a prime geographical location between
Central London and the thriving Thames Valley. It is the international and
national gateway to Central London through Heathrow and the major road (M4,
M40, M3) and rail links from the West.

West London has a number of key employment areas, several of which fall
within the LBH boundary or influence economic activity within the borough:

Town centres and business parks in Hounslow itself: (Hounslow town
centre, Feltham, Brentford, Chiswick Business Park and Bedfont Lakes)
contain some of the main clusters of employment activity in the sub-region
and offer significant potential for growth and new development.

The area around the A4/M4 corridor is another important area of
employment activity for the sub-region; the Great West Road is home to a
significant number of national and international companies’ headquarters.
This is also viewed as an important area for distribution and service
industries serving central London and the West End.

Heathrow airport, which borders the western edge of LBH, is of great
importance to the UK economy as a gateway for international trade,
business and tourism. It is a specialised market area, the majority of
businesses being airport related, with distribution, administration and service
sectors often combined. Certain types of business will base their location
decision on proximity to Heathrow, especially those with important HQ
functions.

A40/Park Royal has a large concentration of industrial land, including a
collection of distribution and service industries.

Hayes/West Drayton which includes Stockley Park and some older industrial
estates

The sub-region is therefore well located for industries providing support goods
and services to the central London economy.

5.2 Economic Performance

The West London sub-region has seen major changes in the last twenty years.
Employment in business services, IT, software and headquarters has increased
significantly, particularly along the M4 corridor. The growth of Heathrow has
also become a major source of employment opportunity. The Western Wedge



report, produced by Arup Economics and Planning’, demonstrates that
Hounslow experienced strong growth at the end of the 1990s, with a 39%
growth between 1995 and 1998. This was three times the growth rate across
England, and the highest growth experienced in the West London sub-region
boroughs.

West London has the third largest share of London employment, contributing an
estimated £27 billion GDP and employing over 780,000 people. The sub-region
is experiencing rising employment and population rates. GDP per capita and
per employee are both above the national average.

We have stressed that the Hounslow economy does not operate in isolation
from the wider economy, and cannot be considered as a separate system.
However, there are certain characteristics of the Hounslow economy that are
distinct from the rest of the West London boroughs and that have implications
for the demand trends in the borough.

Hounslow contains a significant number of West London'’s jobs (see Figure 5.1)

and the employment rate has been higher than the London or national average
since 1995.

Figure 5.1: West London Employment Growth, 1989 -1 999
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A basic analysis of Hounslow’s labour market shows that its economy is quite
buoyant. The borough has a higher economic activity rate than both the
London and Great Britain average, a higher employment rate than London
(though lower than GB average), and lower Job seeker’s allowance (JSA)
claimant percentage. The ratio of total jobs to working age people is also
slightly higher than the GB average (but on a par with London). Hounslow (and
the West London sub-region in general) has a lower than average rate of self-
employed people indicating a lack of diversity in the economy.

Table 5.1: Employment in Hounslow

Hounslow London Great Britain

Economic activity rate 78.4 75.3 78.3
Employment rate 73.9 70.2 74.3
Self employed 8.8 13.3 11.6
Unemployment rate 5.8 6.7 5.1
JSA claimants* 2.3 3.5 25
Jobs density** 1.0 1.0 0.8

Source: Annual Business Inquiry 2002 (NOMIS)

2 Arup Economics and Planning, August 2002, for the GLA, LDA, SEERA and SEEDA — see pp18-17 &
Appendices



Note:
* as a percentage of working age people
** ratio of total jobs to working age people

5.3 Sectoral Strengths/Weaknesses

The West London sub-region’s proximity to Heathrow has given it a competitive
advantage in the air transport sector and air related industries such as
warehousing and freight forwarding. Business services, creative arts and
distributive industries continue to be important sectors for this area. R&D and
pharmaceuticals constitute a small high-tech cluster.

At the end of the 1990s the largest employment growth shift was in financial and
business service sector (shift of 10,746 jobs). The largest employment decline
shift was in the very broadlay defined sector of wholesale/ retail, distribution and
repair (shift of -2,226 jobs)”. This is probably mainly in retailing; for reasons we
discuss below, distribution is actually growing.

Air transport is a key driver of change in West London and will continue to be
so0, especially with the construction of Terminal 5 and the possible third runway.
Although this is a sector that is growing nationally and will continue to be highly
significant for West London, the sub-region’s Location Quotient (LQ)® in this
sector is falling, possibly due to the growth of other airports e.g. Stansted.

Other air transport related sectors will continue to grow (e.g. logistics and
tourism), as will media and the creative industries (through links with the BBC
and related specialist firms and studio/production facilities), ICT (with its links to
Central London and the Thames Valley) and food processing. The status of the
sub-region as a centre for corporate management and investment will continue
to develop.

The barriers to growth for this area are mainly to do with skills shortages in the
local population, high labour costs, competition for sites, the high cost and
unreliable quality of business premises, traffic congestion and accessibility (to
individual sites rather than to the sub-region as a whole as links to the wider
area are good).

With regards to sectoral strengths, Hounslow displays similar characteristics to
the West London sub-region as a whole. The sectors which have a high
location quotient and which are growing in terms of employment are in
wholesale distribution and transport, knowledge industries such as ICT,
communication, creative and cultural industries and producer services.

Other significant sectors for Hounslow, that may not currently be considered a
particular strength, but which are growing are education, construction and
health. Employment is declining in traditional manufacturing which is true of all
areas, and in retail, where, although employment is high in absolute terms, it is
relatively low, and declining.

The implications of the performance of different sectors for floorspace demand
are discussed further in the following section (see section 5.4.2).

Figure 5.2 shows the percentage employed in each sector in Hounslow and
West London compared with London and Great Britain.

5Arup Economics and Planning, August 2002, for the GLA, LDA, SEERA and SEEDA

9 Location Quotient (LQ) analysis provides an indication of particular clusters of activity or areas of
strength. The national average LQ score is 1. A score below 1 indicates a weaker than average score. A
score above 1 indicates a stronger than average score.
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54 Economic Trends and Forecasts

Table 5.2 shows the number of jobs in 2001 and the forecast increase in
employment to 2016 as well as a projection of jobs to 2016 based on available
development capacity. The figures forecast an 11%" growth for the West
London sub-region, which is slightly below the forecast growth for London as a
whole (at 14%).

Table 5.2: West London Employment Forecasts

Area 2001 Volterra 2016 Volterra 2001-16 Volterra 2001-16
Development
Jobs

London 4,483,583 5,120,000 636,417 680,189
Growth 14% 15%
West London 779,718 866,249 86,531 96,025
Growth 14% (11%)* 12%
Brent 122,912 133,468 10,556 18,382
Growth 9% 15%
Ealing 132,511 143,445 10,934 14,282
Growth 8% 11%
H&F 118,624 142,055 23,431 15,581
Growth 20% 13%
Harrow 78,904 81,985 3,081 2,434
Growth 4% 3%
Hillingdon 177,514 195,283 17,769 25,857
Growth 10% 15%
Hounslow 149,254 170,013 20,759 19,489
Growth 14% 13%

Source: Volterra for the GLA, The Western Wedge, 2002
* See footnote

At a borough level within the West London sub-region, a more complex pattern
of employment growth is projected (see Figure 5.3). Hounslow is forecast to
gain around 20,000 jobs. At 14% growth, this is above the forecast level for the
West London sub-region and on a par London as a whole. It is one of the better
performing boroughs in the West London sub-region.

Although starting from a lower base, the London Borough of Hammersmith and
Fulham is projected to grow the fastest of the boroughs in the West London

sub-region. The boroughs of Brent, Harrow and Hillingdon are expected to
experience the lowest growth in the sub-region.

Figure 5.3: West London Employment Forecasts
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! This table is reproduced from the information provided in the Western Wedge Report. The Volterra
forecasts calculate the employment forecasts in West London to show a 14% growth. This would appear
to be a miscalculation. The job figures for 2001 (existing) and 2016 (forecast) would seem to indicate an
11% growth. The GLA, in the 2002 report on the Demand and Supply of Business Space in London, use
the 11% figure — see section 5.4.2 below.



Source: Volterra for the GLA, The Western Wedge, 2002



54.1 Recent economic trends 2

Current economic indicators for London as a whole are positive. Recent
research tells us that London’s growth rate, while still below the UK and South
East rate, is accelerating and the near term outlook is healthy. Business activity
in London continues to expand and the Chamber of Commerce shows business
confidence remains high in London. Employment growth is increasing
especially in services. The unemployment rate remains low at around 3.5%.

5.4.2 Demand based on forecast employment growth

A review of existing literature suggests that current demand for business space
in London is strongest in the Central London boroughs, and in the western end
of London around the Heathrow/M4 corridor.

Using Volterra forecasts of employment growth to 2016 (published in Planning
for London’s Growth, March 2002), RTP have disaggregated these forecasts
down to ward level, and allocated them between employment types (office,
industrial, other) using use classes (See table 5.4). This gives us a picture of
the possible distribution of demand for the different types of floorspace
according to these employment projections. Indeed, London Property
Research/Egi have taken these figures and calculated office floorspace
projections to 2016 from the financial and business services projections. These
should be taken as indicative only.

The sectors used as proxy variables for this are

Office = Financial Services + Business Services
Industrial = Manufacturing + Wholesale Distribution
Other = all other sectors

Table 5.3: All employment 2001-2016

Employment | Employment | Employment | Employment Absolute Percentage
2001 2006 2011 2016 change in change in

Employment | Employment

2001-2016 2001-2016

London 4,484,000 4,702,000 4,919,000 5,120,000 636,000 14.2
West London 781,000 808,000 840,000 865,000 84,000 11.0
Hounslow 149,000 158,000 165,000 170,000 21,000 14.1
Harrow 79,000 80,000 81,000 82,000 3,000 3.8
Hillingdon 178,000 180,000 190,000 195,000 17,000 9.6
Hammersmith 119,000 127,000 134,000 142,000 23,000 19.3
and Fulham

Brent 123,000 127,000 130,000 133,000 10,000 8.1
Ealing 133,000 136,000 140,000 143,000 10,000 7.5

Source: Demand and Supply of Business Space in London (2002) GLA

Table 5.4: Office employment 2001-2016

Employment | Employment | Employment | Employment Absolute Percentage

2001 2006 2011 2016 change in change in

Employment | Employment

2001-2016 2001-2016

London 1,402,000 1,560,000 1,715,000 1,865,000 463,000 33

West London 185,000 206,000 225,000 245,000 60,000 32

Hounslow 43,000 50,000 55,000 59,000 16,000 37.2

Harrow 20,000 21,000 22,000 23,000 3,000 15.0

Hillingdon 34,000 37,000 42,000 47,000 13,000 38.2

Hammersmith 32,000 37,000 40,000 44,000 12,000 375
and Fulham

Brent 22,000 25,000 27,000 30,000 8,000 36.4

Ealing 34,000 36,000 39,000 42,000 8,000 23.5

Source: Demand and Supply of Business Space in London (2002) GLA

" London’s economy today June 2004, GLAEconomics




Table 5.5: Industrial employment 2001-2016

Employment | Employment | Employment | Employment Absolute Percentage

2001 2006 2011 2016 change in change in

Employment | Employment

2001-2016 2001-2016

London 598,000 575,000 565,000 530,000 -68,000 -11.4

West London 143,000 138,000 133,000 129,000 -14,000 -10

Hounslow 24,000 24,000 23,000 23,000 -1,000 -4.2

Harrow 13,000 12,000 11,000 10,000 -3,000 -23.1

Hillingdon 34,000 33,000 32,000 32,000 -2,000 -5.9

Hammersmith 14,000 13,000 13,000 12,000 -2,000 -14.3
and Fulham

Brent 30,000 29,000 28,000 27,000 -3,000 -10.0

Ealing 28,000 27,000 26,000 25,000 -3,000 -10.7

Source: Demand and Supply of Business Space in London (2002) GLA

Table 5.6: All other employment 2001-2016

Employmen | Employmen Employmen | Employmen Absolute Percentage

t 2001 t 2006 t t2016 | change in change in

2011 Employme Employment
nt 2001-2016

2001-2016
London 2,483,000 2,567,000 2,649,000 2,725,000 242,000 9.7
West London 451,000 464,000 482,000 493,000 42,000 9
Hounslow 82,000 85,000 87,000 89,000 7,000 8.5
Harrow 46,000 47,000 48,000 49,000 3,000 6.5
Hillingdon 109,000 110,000 116,000 116,000 7,000 6.4
Hammersmith 73,000 77,000 82,000 87,000 14,000 19.2
and Fulham

Brent 71,000 73,000 75,000 76,000 5,000 7.0
Ealing 70,000 72,000 74,000 76,000 6,000 8.6

Source: Demand and Supply of Business Space in London (2002) GLA

The forecasts (Tables 5-3 to 5-6) show that total employment is projected to rise
by 636,000 or 14.2% for London as a whole to 2016. For Hounslow, the
employment growth is 21,000 or 14.1%, which is set against the West London
total of 84,000 new jobs, or 11%. Compared with the other West London
boroughs, these figures show Hounslow is one of the better performing
boroughs accounting for a quarter of the growth in West London, with only
Hammersmith and Fulham having a higher projected growth.

Of this total employment growth, unsurprisingly most of the increase is in office-
based jobs, 33% of the London total being in financial and business services
(FBS), which is taken as a proxy for office employment®. For Hounslow, the
figure is even higher, with a predicted growth of 37% in FBS or office-based
employment. This compares with the overall West London growth of 32%.

Industrial employment (including both manufacturing and wholesale/distribution)
is projected to decline in all areas of London to 2016, continuing the trend seen
over the last decade in this sector. However, within the overall forecast decline
in industrial employment in London, LBH is predicted to retain a higher
percentage of industrial jobs than the other west London boroughs, losing only
4.2% of jobs compared with the London average of 11.4% and more extreme
losses such as that forecast for LB Harrow, which is set to lose as much as 23%
of industrial employment. This is an indication of the strong “Heathrow effect”
and the continuing strong demand for industrial units near the airport and also
to serve London’s World City economy.

In assessing the significance of these forecasts for the demand for non-office
employment floorspace, it is important to distinguish between the manufacturing

* Note: the forecast change in employment by type and borough takes account of both the existing
economic structure and proposed development at the local level



industry component and the distribution / wholesale component. This is for two
main reasons:

Their different economic performance and prospects (manufacturing in
secular decline, distribution still growing); and

Their different floorspace requirements, with distribution requiring large floor
areas and probably more so in future, whilst manufacturing needs much less
space per job and shows a slight trend for even less.

The figures in Table 5.5 above combine the two components. RTP (in SDS
Technical Report 21) give some information which helps make this distinction.
They forecast that whilst manufacturing industry will decline by 55,319 jobs
(1999-2015), distribution jobs will grow by 9,491 (their Table 5.2, p.40); the
alternative (Volterra 2001-16) forecast quoted in the same report is even more
sharp, with a 82,250 loss and a 14,250 rise forecast respectively. They note
that the observable small net rise in “Industrial” employment in London from
1994-2000 (i.e.: post-recession) was made up of a growth of 63,000 jobs in the
wholesale distribution sector offsetting a loss of 26,000 jobs in the
manufacturing sector and comment that “the switch in activity from
manufacturing to lower density distribution will act to increase floorspace
demand.” (para 2.40).

In Hounslow, we know that some 5.5% of 2002 jobs were in Manufacturing
(Figure 5.2 above), and that the 2001 figure for “Industrial” was 24,000 out of
the 149,000 total (Table 5.5 here). This suggests that about a third (8,195, or
34%) of the “Industrial” jobs were in manufacturing, and the balance (say two-
thirds or 15,800), were in distribution.

We also know (section 3.4, above) that about 69% of the “industrial”
employment floorspace was used for distribution. This reflects the lower
average job densities in the sector. Arup’s “Employment Densities: a full
guide™ gives (p.6) ranges of 1 job per 29-34m2 (London 1:27m2) for industry;
with 1 per 50m2 for “general distribution” and 1 per 80m2 for “Large-scale and
High-Bay”. The sector is thus operating at over twice the space-per-job
requirement of industry, and in the growing logistics sub-sector nearly three
times.

If we assume that Hounslow’s 5,500 manufacturing jobs decline at the rate
forecast for London’s (roughly, by 25% in 15 years - see RTP Table 3.1), then
the loss over the period is of the order of 1,375 jobs: equivalent to a
requirement for (loss of) 37,125 m2 at the London density noted above.
Similarly, if the remainder of the “Industrial” sector (i.e.:
wholesale/distribution/logistics) grows at the London forecast rate (roughly
+5.2% over the period), then the 15,800 distribution jobs can be expected to
grow by 822 — an additional requirement at the “general” job density of
+41,090m2; and at the more likely density for new modern space (1:80m2) of
65,744m2. Thus the forecasts, despite the “headline” decline in Industrial jobs,
by no means imply a fall-off in space demand, and may conceal quite a
substantial rise. They certainly do not suggest a demand-side case for
significant site release.

All other sectors are projected to grow: by 9.7% in London as a whole; and by
9% or 42,000 jobs in West London of which 7,000 or 8.5% are expected in
Hounslow.

The London Office Policy Review then takes these figures and uses them to
forecast the projected need for office floorspace. These FBS are used as a
proxy for office floorspace demand in the borough (London Office Policy
Review, 2002, London Property Research/Egi). The summary for Hounslow
follows. The other boroughs and London total have been included as a
comparison.

4 Arup Economics and Planning for English Partnerships, July 2001, Employment Densities: A Full Guide



Table 5.7: Floorspace Requirement based on Office E  mployment Projections

Floorspace need based on employment projections sq ft
000s

To 2006 To 2016
Hounslow 1,132 2,727
Ealing 448 1,476
Hillingdon 428 2,239
Brent 531 1,549
Harrow 129 468
Hammersmith and 750 2,028
Fulham
West London sub 3,418 10,487
region
London total 27,590 81,031

Source: Demand and Supply of Business Space in London (2002) GLA

We thus have a job growth forecast for office employment of about +16,000
(Table 5.4 above), and a top-down “employment based” floorspace requirement
projection of over 250,000m2 (Table 5.7). At face value, this would imply a
need for new office development and /or take-up of stock of almost 17,000m2
per annum. Such a positive-seeming demand side would beg the question as
to why, high vacancies are experienced in the town centre office stock and in
certain areas on the Great West Road area (which we know to be attractive for
Heathrow-related business to at least some extent, see Chapter 3 Figure 3.1),
and why the Borough'’s office development pipeline is such a thin trickle - see
Chapter 6.

There are perhaps three main factors that need to be addressed in order to
relate the very positive employment forecast to likely office floorspace demand:

First, it is probable that in outer London boroughs like Hounslow, some of
the expanding business services are of a type that will take up small-scale
high street space rather than typical purpose-built offices. RTP comment
(SDS TR21, p.36, para 5.9) “it is quite likely that a larger proportion of
growth in financial and business services is in fact in the more retail-oriented
business services, which are more likely to occupy non-B Class uses.”
Some of the extra 16,000 jobs (we might assume say 10%, or 1,600 jobs)
will undoubtedly be accommodated in this way, with no need for new office
stock.

Second, existing permissions and commitments: of which easily the most
significant is Chiswick Park Phase 1l. Here over 800,000sq.ft. (over
75,000m2) will be able to accommodate some 4,000 office workers, and can
be expected to be an attractive way of doing so given its brand-new stock
and attractiveness as a location. Bedfont Lakes, too, though it has no
further additional development capacity, does still have vacant stock (about
18% of the buildings at the time of our survey: say another 400 jobs’
capacity).

Third, the existing vacant and underused stock. Most of the employment
growth will actually be in existing, expanding, businesses, not new footloose
incomers. Many will choose to expand locally, even in the same building
(indeed their initial reaction will simply be to use their existing space more
efficiently, without paying any more rent). The scale of the potential here is
actually quite large. If the vacant space in Hounslow and Feltham (see
CASA/ODPM figures, Table 4.1 above) was used at the average (Arup
study) office density of 19m2/job it could accommodate over 4,200 jobs
without any new floorspace being added at all; indeed, if it was occupied at
Chiswick Town Centre’s average rate, the capacity would be for nearly 6,000
jobs. Brentford Town Centre’s high vacancy rate adds further to this
potential. Even conservatively, the capacity in these three locations might



therefore be seen as a likely way in which 5,000 or so more of the projected
growth might well be accommodated.

These three processes could accommodate at least 11,000 of the forecast
16,000 job growth. This demonstrates an underlying demand-supply balance
(on which the next chapter provides more material) which is much more likely to
produce developer caution, and weak returns on new development, than a
headline “39% growth in office jobs” figure might suggest.

5.5 Market Demand

5.5.1 General level of activity

The overall perception of the last eighteen months is that the business property
market has been in a recession which is now coming to an end as reports
indicate a second successive quarter of increasing take up of space and the
fastest rate of enquiry growth since the stock market peaked in early 2000. But
circumstances have varied from sector to sector, and overall occupier demand
has been lower than the demand for well located and let investment property.
Clearly this must improve development values, but it is important to recognise
the structural factors that have a counterbalancing negative effect. These
include:

Rising interest rates, which increase the cost of borrowing for developers,
and also improve the value of fixed interest securities as an alternative to
property investments for income seekers;

The increase in Stamp Duty on commercial property; and

The slow decrease in the length of the average lease and the continued
interest of the government in restricting the use of 'upwards only' lease
clauses, all of which reduce the value of commercial property as an
investment.

FPD Savills produce a regular report on development activity, based on a
survey of 200 development companies. The latest was produced in June 2004.
It indicates a buoyant growth in activity across the UK, although with London
among the slower regions. Insofar as there is a noticeable lack of new
speculative building actually taking place, it must be assumed that this relates to
'lead in" activity. If this pattern is reflected in Hounslow, we would expect an
increasing number of approaches from developers to the LBH Planning
Department.

5.5.2 The Office Market

The main office clusters in Hounslow can be found in the town centres
(Hounslow, Chiswick, Feltham and Brentford) and the Business Parks (Great
West Road, Bedfont Lakes and Chiswick Park). Chapter 4 (and the associated
annex) provides a more detailed assessment of the function and quality of office
stock in the borough. This chapter provides an overview of Hounslow’s office
market and look at demand trends in the borough.

The London Plan states that in 2002, London'’s office stock totalled 27.4 million
mz2. However, only about a quarter of this was found outside the Central and
East London sub-regions. In relation to West London it highlights the London
boroughs of Hillingdon and Hounslow as dominating the suburban London
market, emphasising the pull of Heathrow Airport. In the west of Hounslow,
near Heathrow Airport, it notes development pressures for airport related
activities, especially freight. In other parts of the borough, where the airport has
less of an influence, demand is weaker. Therefore, getting the supply and
demand balance right in LBH is a key issue.

The office market has been in deep recession over the past few years. The
RICS report noted (through their regular survey of agents’ feedback) that
nationally there has been a small increase in the number of actual lettings
during the first part of 2004 and the amount of space on the market dropped for



the first time in three years. But it is too early to be confident that this is
necessarily the beginning of a rising market. The improvement is concentrated
in Central London, which suffered heavily in the downturn, and might in any
event reflect the normal seasonal upturn. But it was also evident in data
collected from agents in Greater London as a whole although the regional
markets were far less positive. More encouragement can be gained from an
increase in the number of enquiries reported by agents, and the reports from
the RICS of a significant increase in agents’ confidence in improving market
conditions, which are a good 'leading indicators' of development. Another good
'leading indicator" is the value of inducements offered to tenants to take leases.
The RICS report that this rose again, but at a much slower rate than hitherto.

More locally to Hounslow, total take up in the Western M25 region was reported
by FDP Saville at 1.48m in 2003, approximately the level over the preceding
years (FDP Saville: Greater sq. ft. M25 Office Survey Spring 2004). Poorer
quality floorspace proved increasingly difficult to let but there is a lot of good
guality space on the market and they predict that rental levels will continue to
fall this year.

A review of recent agents’ reports suggest a renewed optimism in the market.
ATIS REAL Weatherall's South East office market report for the first quarter
2004 shows that demand in the South East stands at its highest level for a year.
And according to Knight Frank’s M4 offices report (Q4 2003), the M4 corridor
(extending from Hammersmith to Newbury in the West) was the only market to
have seen annual take up in 2003 exceed its level in 2002. The expectation is
that this corridor will be one of the first in the markets to see recovery in leasing
activity.

In Brentford, there has recently been good news for the office market in terms of
existing office buildings with major new occupiers moving in, reducing the
supply significantly. For example, the re-occupation of the EMC tower by EMC?
totalling 125,000 sq ft was the largest example of space being reoccupied
recently in both the M25 and M4 markets. However, there is a trend towards
key office sites which are awaiting development becoming under threat from
housing led mixed use developments. The twelve acre Wallis House site on the
southern side of the M4 has been acquired by residential developers, potentially
for a mixed use development comprising a significant residential component,
and the four and a half acre Paragon site will be developed in part for student
accommodation and educational use.

In terms of demand by sector, in the last quarter of 2003, and the first quarter of
2004, the M4 market saw the most prominent demand from the
Pharmaceuticals, Marketing and Media sectors, collectively accounting for more
50% of all floorspace required in this market. Demand from the Utilities and
Food and Beverages sectors notable increased during Quarter 1, 2004 (Knight
Frank, M25 report — Quarter 4, 2003 and Quarter 1, 2004).

The outlook for 2004, according to FPD research (Greater M25 Office Survey
Spring 2004) is positive for the office market in the Western Sector. As the
general economy improves, there will be a need for companies to either
reoccupy space or take additional office space. This will lead to an accelerating
demand. The survey points out that current requirement levels within the
Western Sector have increased substantially so far this year and that it will be
the technology sector that will lift the market.

It is anticipated that the arrival of Terminal 5 at Heathrow will result in a
considerable amount of further development in the borough. Indeed, according
to figures produced by PMA, Hounslow has a larger office development pipeline
than its neighbours Hillingdon and Hammersmith, although speculative
development is not taking place due to the current office market climate. Large
schemes include the Hounslow town centre redevelopment (office component
250,000ft?) and Chiswick Park (780,000ft?). The long-term pipeline (i.e.: land
allocated but no specific permissions) is larger further west in Reading. Plans



for major office redevelopment in the Reading station area may compete head
on with Hounslow.

Whilst the area has a number of attractions for office users — good location
between Central London and Heathrow, good labour supply, good local schools
and colleges and major international occupiers - the deterrent of traffic
congestion, parking provision and a lack of public transport to some locations
can be a major influence on location decisions.

It is useful in this connection to look at the market behaviour of some of the
companies who are regarded as being particularly adept at tailoring their activity
the property development cycle. In the office market one of these is Helical Bar,
who have made a virtue out of being commercially nimble. At present they are
looking to restart office development and have major holdings in the City of
London as well as at White City. We also note that a start has recently been
made by McKay Securities on a substantial speculative scheme in Wimbledon,
the first that we are aware of in the area during the last eighteen months, and
which is due for completion in Spring 2005. Notwithstanding, the development
pipeline is thin. FDS Savills project very little speculative development at all
being completed this year, rising only to about 50,000 sq m of speculative and
pre-let space in 2006.

5.5.3 Office Rents

Rents for prime office space generally in the western corridor are seen as being
below £30/sq.ft, with agents anticipating that lettings will be secured at this level
during 2004. In recent years major transactions around Heathrow have
involved the Immigration Service and Centrica, who have taken large buildings
at headline rents (i.e. not taking into account short term letting inducements) of
around £29 sq ft (at Bath Road) and £26 sq ft. (at Bedfont) respectively. In
comparison, space at the Arlington Business Park at Uxbridge has let at around
£27sq ft.

Some specific examples of market activity and rents in the western corridor are
given below’:

Hammersmith

Hammersmith has suffered least from an imbalance between demand and
supply, which means it could lead the sub-region out of the slump. There is a
case for undertaking speculative development in Hammersmith at the moment.
Small business growth in Hammersmith may be leading the recovery, rather
than the large established businesses.

Brentford

As discussed earlier in this chapter, take-up in Brentford bucked the West
London trend last year, boosted by Parsons’ 115,000 sq ft (10,680 sq m) deal at
Park View and a flurry of lettings at 27 Great West Road, to Sega, Parsons and
Whatman. As noted, this year has also begun well with the announcement that
EMC will be reoccupying the 125,000 sq ft (11,610 sq m) EMC tower.

Ealing

Ealing is one of the few west London centres with speculative development
under way. Following the 45,000 sq ft (4,180 sq m) pre-let at Ealing Gateway to
market research firm BMRB last summer at 25/sq ft (£269.10/sq m), HBG has
started building with 40,000 sq ft (3,716 sq m) still to let.

Uxbridge

The 60,000 sq ft (5,574 sq m) letting to Bristol Myers Squibb at £27.50/sq ft on
Arlington’s Uxbridge business park gave the market a good end to 2003. ltis

*Based on a review of commentary in the Property Press



now understood that the developer is preparing for a speculative start this
summer on an 80,000 sq ft (7,430 sq m) building, the second of the four with
planning consent totalling 300,000 sq ft (27,870 sq m). The building is very
likely to be the next speculative space completed in West London.

Heathrow

The Heathrow market has higher overall vacancy rates than other areas,
particularly at Stockley Park, following BT’s decision to exercise its break clause
last December on 180,000 sq ft (16,720 sq m). Stockley has to overcome the
legacy of its traditional IT occupier base but is still a major brand and an
internationally recognised address, according to property agents. Nearer
Heathrow, aviation IT and Telecoms provider SITA has a requirement for
45,000 sq ft (4,180 sq m).

554 The Industrial and Warehousing Market

Occupier activity also increased in the industrial and warehousing market in the
first half of 2004, as industrial activity in the economy as a whole showed some
improvement, and while part of the trend might again be seasonal, there is
general confidence in the property business that underlying conditions are also
improving. But this pattern needs to be set in the context of the analysis
undertaken in section 5.4.2 above. This market includes both manufacturing
and distribution uses. Whilst demand for manufacturing space is in decline it is
offset by the increasing space demands for warehousing and distribution uses,
particularly in West London and Hounslow.

Within the West London sub-region the strongest demand for industrial and
warehousing floorspace is along the A40 corridor from Acton to Uxbridge.
However, the area around Heathrow Airport is also a significant industrial and
warehouse market - predominantly airport related. Its greater distance from
London and higher rentals mean that it does not attract demand from
companies looking to service central London to the same extent as those closer
to the West End.

Most of the demand in the West London sub-region is driven by requirements
for warehousing rather than manufacturing. However, certain types of
manufacturing, such as fresh food production, do generate demand.

5.5.5 Industrial and Warehousing Rents

Land values in the West London sub-region vary. In Harrow they achieve up to
£800,000 per acre, but in Hounslow, values of £2 million have been reached.
Indeed at the end of 2002 a record £2.37 million per acre was paid for the South
Cargo Centre site near Feltham, Hounslow (Source: King Sturge).

5.5.6 The ‘Heathrow Effect’

In the sections above we have provided an overview of the rents being
achieved in the borough for office and industrial space. In the context of the
West London sub-region, the research has shown that there is a premium for
industrial space around Heathrow airport.

In particular, B8 stock around Heathrow, with good access to the airport, the
motorway and trunk road network commands a premium. There is a sharp
spike in values in the area immediately around Heathrow, which anticipates
rising demand and continuing supply constraints.

Anecdotal evidence presented in the Annex indicates a continuing need for land
and premises in close proximity to Heathrow for airport related companies. This
evidence is presented by Brixton plc on their website®. They have nineteen
separate holdings in the West London sub-region and around 400,000 sq m in
the Heathrow area. These are split evenly in use between airport, non-airport

% http://www.brixton. plc.uk/investors/presentation_movies.jsp?id=12003&format=win



and TMT' users. They calculate that freight throughput at Heathrow will
increase by 50% in the next decade.

5.6 Floorspace and rateable value statistics 2003

5.6.1 Introduction

The Office of the Deputy Prime Minister (ODPM) in collaboration with the
Valuation Office Agency (VOA) and University College London (UCL) produce
an annual set of statistics on floorspace and rateable values for non-domestic
properties in England and Wales. In this section we refer to those statistics
published in 2003 relating to commercial and industrial uses.

The aim of producing commercial and industrial floorspace statistics is to
provide an assessment and profile of local land use required to support the local
economy. This information provides part of the evidence base for strategic
planners, particularly when assessing whether or not planned growth in housing
and jobs can be accommodated by the current level and pattern of industrial
and commercial land use. The following tables show the total floorspace by
type in LBH and the rateable value per sq m by use type. This information is
also shown on ward maps in the annex.

5.6.2 Office Floorspace

In terms of the geographical distribution of office and industrial floorspace
across the borough, and continuing the analysis in terms of the three areas
indicated in chapter 3 (Figure 3-2), the statistics show that most of the office
floorspace is in the eastern sector of the borough (‘Area 3’), including the
Brentford, Turnham Green and part of the Osterley & Spring Grove wards.
Taken together, these three wards account for 42% of all of the total office
floorspace in the borough, explained by the presence of Chiswick Park and the
Great West Road E10 designation office areas.

Elsewhere in the borough office space is more evenly spread, with Hounslow
Central and Hounslow West (covering Hounslow town centre), and Bedfont
Wards (which includes the Bedfont Lakes Business Park) being other stand-out
locations.

5.6.3 Office Rateable Values

The rateable value of a property is based essentially on its rental value, which is
driven by numerous factors such as use, location, age, facilities and services,
quality etc. Other factors which affect property values, e.g. structural systems
and services such as central heating and air conditioning, are also taken into
consideration. The table below shows the rateable value per sq m by ward for
Hounslow. The rateable value in the east of the borough tends to be higher
(with the exception of the Bedfont ward).

Brentford ward, containing occupiers such as GlaxoSmithKline has the second
highest rateable value in the borough at £217 per sq m.

The other ward of note with a rateable value greater than £200 sq m for office
space is Turnham Green, which contains Chiswick town centre and Chiswick
business park.

There is far less office floorspace in ‘Area 2’ (the middle section of the borough)
and the rateable value is lower here (e.g.: £77 per sqg m in Hounslow South) and
slightly higher at £107 and £133 per sq m for the offices in Hounslow town
centre and Hounslow west respectively.

‘Area 1’ has low rateable value overall with the exception of the Bedfont ward
which at £230 per sq m (the highest rateable value in the borough) reflects the
high rents of the Bedfont Lakes development.

2 Telecommunications, Media and Technology (TMT) sectors



Table 5.8: Commercial and Industrial floorspace and rateable value statistics

Office % of total Total % of total Rateable
floorspace | office commercial | commercial | value
floorspace | floorspace floorspace Persgm
in LBH in ward (£/sq m)

Bedfont 72 9% 168 43% 230
Brentford 92 12% 166 55% 217
Chiswick
Homefields 27 3% 86 32% 162
Chiswick
Riverside 14 2% 24 58% 116
Cranford 34 4% 201 17% 172
Feltham North 17 2% 226 8% 153
Feltham West 15 2% 102 14% 89
Hanworth 5 1% 69 8% 79
Hanworth Park 44 6% 121 37% 100
Heston Central 3 0% 16 21% 84
Heston East 26 3% 99
Heston West 13 2% 157 9% 133
Hounslow
Central 55 7% 228 24% 107
Hounslow Heath 3 0% 36 9% 77
Hounslow South 3 0% 21 14% 103
Hounslow West 42 5% 114 37% 139
Isleworth 23 3% 118 19% 130
Osterley and
Spring Grove 108 14% 329 33% 136
Syon 63 8% 174 36% 153
Turnham Green 125 16% 207 60% 202
TOTAL 786 2,563

Source: ODPM/VOA 2003



5.6.4 Warehouse and industrial floorspace

The highest concentration of warehouse and Industrial floorspace in Hounslow
is found to the west of the borough (including Feltham, Cranford and Heston
wards), reflecting the presence of the North Feltham SEL and other similar
estates with a high proportion of warehousing and distribution uses. The high
floorspace figures here also reflect the proximity and accessibility of this part of
the borough to Heathrow and its role as a favoured location for airport related
activities. Osterley and Spring Grove wards, which contain the Great West
Road and Brentford SELs (Transport Avenue and Commerce Road) also
appear as areas with high floorspace figures.

5.6.5 Warehouse and industrial rateable values

The highest rateable values occur in the wards to the west of the borough,
closest to Heathrow. Headline figures include £94 per sq m for the Heston
ward, £81 per sq m in Bedfont and £78 per sq m in Feltham. The oddity is
Turnham Green to the west of the borough, which has rateable values for
warehousing and industry at £78 sq m. Despite very few industrial uses
locating in this ward, rateable values are the same as those achieved in
Feltham.

rateable value statistics 2003

Table 5.9: Commercial and industrial floorspace and

Factory | Warehouse Factory Warehous Factory | Warehous
floorspa floorspace flsp - % of e flsp - % flsp e flsp
ce (000s (000s sq total of total Rateabl Rateable

sq m) m) | commercia | commercia e value value Per
I I Persqg | sqm (£/sq
floorspace floorspace m (£/sq m)
in ward in ward m)
Bedfont 10 78 5.8% 11.7% 81 65
Brentford 20 50 12.1% 11.1% 73 71
Chiswick
Homefields 24 16 27.9% 0.6% 26 70
Chiswick
Riverside 4 2 15.4% 0.4% 63 46
Cranford 37 121 18.4% 13.2% 64 82
Feltham
North 60 137 26.4% 10.2% 54 78
Feltham
West 12 48 11.2% 2.0% 76 78
Hanworth 38 21 55.3% 4.5% 59 58
Hanworth
Park 34 34 28.0% 3.8% 60 76
Heston
Central 2 4 11.8% 0.6% 62 94
Heston East 2 N/A 0.3% 52
Heston
West 10 120 6.3% 6.2% 66 69
Hounslow
Central 15 57 6.4% 0.4% 55 70
Hounslow
Heath 14 4 37.3% 0.3% 45 63
Hounslow
South 12 4 55.4% 2.1% 62 75
Hounslow
West 21 31 18.5% 1.6% 42 58
Isleworth 27 51 22.6% 1.9% 67 54
Osterley
and Spring
Grove 54 138 16.5% 3.6% 39 63
Syon 40 51 23.1% 2.9% 54 58
Turnham
Green 17 17 8.3% 0.2% 75 78




TOTAL 449 986

Source: Commercial and Industrial floorspace rateable value statistics ODPM/VOA 2003



5.7 Conclusions

5.7.1 The economy

Hounslow’s economy is buoyant, and performs well in relation to the other West
London sub-region boroughs. Heathrow is a key driver and has given the West
London sub region a competitive advantage in air transport and related sectors.

The office market appears to be recovering from a slump, and employment
forecasts project strong growth in financial and business services in the
Borough. However, the analysis in section 5.4.2 shows that much of this
demand may be accommodated through a mix of:

Small-scale high street space rather then new purpose-built offices;

The completion of existing permissions and commitments, such as Chiswick
Park Phase IlI; and

More efficient use of space (i.e.: internal expansion of a company within the
same building, utilising the existing floorspace more intensively) and the
take-up of existing vacant and underused stock.

Forecasts for industrial demand look more complex than for office space.
Industrial employment is forecast to decline, in line with the national trend.
However, the decline in this sector can be attributed to the decline in
manufacturing. At the same time there is an increased demand for
warehousing and distribution space, particularly so around Heathrow. The
analysis therefore shows that whilst there may be an overall decline in the
number of jobs in the industrial sector, it does not suggest a fall-off in the
demand for space.

5.7.2 Growth sectors

The growth sectors in the borough are air transport and related sectors,
business services, media and creative industries, ICT, food processing and
R&D/pharmaceuticals.

The most recent indications of growth (Quarter 1, 2004) in the borough are an
increase in demand from the Pharmaceuticals, Marketing and Media sectors,
collectively accounting for more than 50% of all new floorspace required in the
M4 market.



6 Supply of Employment Sites/ Land

6.1 Introduction

This section examines the current supply of employment floorspace and land in
Hounslow. An understanding of the supply of future employment floorspace
and land is key in assessing whether or not the borough can meet likely needs
and demand for employment floorspace in the future.

In order to understand the current supply of employment floorspace and land in
the LBH, this section looks at the main sources of future supply, namely:

Existing stock in the borough and the amount of vacant floorspace that
currently exists (section 6.2);

Additional floorspace coming onto the market, by way of new development,
identified through existing planning permissions and development
completion records (section 6.3); and

Amount of future vacant land supply in the borough (section 6.4).

6.2 Employment Floorspace and Vacancy

For the purposes of this report, existing up-to-date employment floorspace
figures and vacancy levels have been taken from the Llewelyn Davies
Commercial and Industrial Sites Survey 2004 which has been undertaken as
part of this commission. The results of this survey are presented in section
6.2.2. Prior to this survey being undertaken, the GLA undertook a London wide
review of industrial and warehousing land. As part of this review, individual
Boroughs were required to complete a survey in 2003 of industrial and
warehousing land and premises availability. This information was then
compiled by the GLA and used by Roger Tym & Partners and King Sturge who
were then commissioned to produce the London Industrial & Warehousing Land
Demand Study 2004. Some of the key findings from the London wide study are
discussed below.

6.2.1 London Industrial & Warehousing Land Demand S tudy 2004
Estimates of vacant industrial and warehousing floorspace contained in the
report are set out in Table 6.1 below.

Table 6.1: Industrial Property Vacancy in Hounslow, the West Sub-Region and London

Borough Total Stock (m?) Vacancy Rate
Hounslow 63,772 1,473,000 4.3%
Hammersmith & 44,357 535,.000 8.3%
Fulham

Ealing 152,657 2,237,000 6.8%
Brent 51,951 1,703,000 3.1%
Harrow 16,203 380,000 4.3%
Hillingdon 156,183 1,527,000 10.2%
West Sub-Region 485,123 7,855,000 6.2%
East Sub-Region 1,043,860 8,996,000 11.6%
London 2,273,808 27,576,000 8.2%

Source: ODPM, November 2003, LDA, King Sturge

The report shows that, apart from Brent, Hounslow along with Harrow has the
lowest vacancy rate in the West sub-region at 4.3%. Hounslow is also below
the West sub-region average of 6.2% and the London average of 8.2% and
substantially lower than the East sub-region average of 11.6%. Overall,
Hounslow has the 6" lowest vacancy rates of the 33 London boroughs and of
the 5 boroughs with lower vacancy levels, 4 are in the Central Sub-Region,
where, as would be expected, demand is particularly high.



The figures suggest that there is generally strong demand in the West London
sub-region and in particular in the Hounslow, leading to low levels of floorspace
vacancy.

6.2.2 Vacant Floorspace Change

In addition to the existing situation, the 2003 Survey of Industrial and
Warehousing Land and Premises Availability, also required the LBH to update
vacant premises information from a previous survey carried out in 1998, in order
to assess if the floorspace that was vacant then was still un-occupied five years
on.

Table 6.2: Summary of Vacant Floorspace Change Sinc e 1998

Total Vacant Floorspace no Floorspace Floorspace — now Remaining
Floorspace in longer vacant temporarily no redeveloped vacant

1998 longer vacant floorspace
from 1998

66,997m2 45,731m2 (68.3%) | 2,832m2(4.2%) | 18,414m2 (27.5%)° | 0

Source: 2003 Survey of Industrial and Warehousing Land and Premises Availability

The results in Table 6.2 above show that of the 66,997m2 floorspace that was
vacant in 1998, none remained vacant in 2003. It had either been let,
redeveloped or refurbished. This again supports the contention that there is a
strong demand for industrial and warehousing floorspace in the Hounslow.

The West London Business Property Database provides an on-going record of
vacant industrial, warehousing and office floorspace in west London from 1998
to 1 March 2004. It provides a detailed description of each unit which has been
marketed in this time period, and gives details of its current marketing status
(e.g. off the market, on the market, withdrawn, under offer etc.). Table 6.3
shows the total amount of floorspace that has been marketed since 1998, the
amount of floorspace that has been let in this period and the amount of
floorspace currently being marketed. The table does not address units that
have been withdrawn or are under offer.

Table 6.3: Industrial, Warehousing and Office Floor  space Marketing since 1998

Floorspace Floorspace Floorspace Floorspace
Use marketed let since stock
since 1998 1998 (m?) currently on

(m?) the market

Industrial/ 458,601 338,573 91,577

Warehousing

Offices 363,611 261,988 125,368

Total 822,212 600.561 216,945

Source: West London Business Property Database 1998-March 2004

As Table 6.3 shows, in terms of industrial/ warehousing floorspace, a total of
3,644,490ft2 (338,573m?) has been let since 1998. Of the stock that remains on
the market - 985,767ft2 (91,577m?) - very few units have been on the market
longer than from the start of 2002. Indeed only 24% have been on the market
since before the start of 2002, suggesting, as above, that properties do not stay
on the market for a particularly long period of time.

In terms of offices, the database shows that of the 3,914,003ft? (363,611m?) that
has been placed on the market since 1998, 2,335,724ft2 (216,988m?) has been
let and 1,349,501ft2 (125,368m?2) remains on the market. Again, a large
percentage of the stock currently on the market has only been so since the start

8 The computer House, Godfrey Way was part of this originally comprising 10,498mz2. Now been
redeveloped for 40,000m?2of B8 floorspace



of 2002, showing the relatively high “churn” of employment floorspace in
Hounslow.

6.2.3 Llewelyn Davies Commercial Sites Survey 2004

This survey, as explained in section 4 of this report, covers the uses in the
Borough’s commercial areas, illustrated on the updated version of the LBH
Commercial Areas map. This survey included all employment uses, including
Bla offices, therefore there was a slight overlap with the separate survey of
office space in the town centres and business parks. The findings of this survey
are shown in table 6.5 below.

Table 6.4: Floorspace and vacant floorspace by type

Floorspace type Total % Vacant %
floorspace floorspace floorspace floorspace

(sq m) Vacant

Industrial B1(b)(c) B2 409,756 19.7 37,579 .
Warehousing B8 926,637 44.6 103,323 11.2
Office Bla 635,197 30.6 65,389 10.3
Other 65,742 3.2 6,128 9.3

| Unrecorded 39,205 1.9 34,218 87.3 |
Total Floorspace 2,076,537 100% 246,637 11.9

Source: Industrial estates Survey, Llewelyn Davies, 2004

The results show that of the total 2,076,537m? of floorspace on the commercial
areas, 246,637m? is recorded as vacant, equating to 11.9%. Breaking this
down further, industrial and warehousing floorspace (the uses covered by the
2003 survey) totalled 1,336,393m2, a figure similar to the 2003 survey. Vacancy
levels of these two uses equate to 10.5%.

This figure is notably higher than the 4.3% vacancy found in the 2003 survey.
However, this is due to the fact that the 2003 survey only counted vacant units
that were being actively marketed at the time (as sourced from the West
London Business Property Database), whilst the Llewelyn Davies survey
accounted for all units whether they were being marketed or not.

Part of the 5% difference between the surveys may be explained by
methodological differences, but also because of:

Units that have been let or sold or whose letting or sale is in negotiation but
which are not yet reoccupied,;

Units that await redevelopment;

Units once occupied by companies that are now in receivership or liquidation
or which form part of a larger “off market” transaction (e.g. a company sale);
Units that are owned by a company who has no current use for the space
but hasn’t made disposal plans; or

Units that cannot readily be let, e.g. where there is an unexpired lease.

Given the triple effects of:

Inherent market stickiness;
Other reasons for voids as above; and
The fact that the UK has been in a recession,

a figure as low as 10% overall and 5% actively on the market suggests future
space shortages.

Indeed, as we see in section 6.4.2, it is estimated that there is only five years’
worth of land supply left. However, as we see in section 6.3 below, the
redevelopment of industrial land and premises often results in intensification,
suggesting that despite a constrained supply of land, the market is able to
provide space through the process of churn.



Additionally, the Llewelyn Davies survey, unlike the 2003 survey, recorded
office floorspace within the commercial areas and produced a figure of
635,197m?, of which 10.3% was recorded as vacant.

6.3 Future Employment Development Pipeline

In addition to the amount of existing vacant floorspace stock in the borough, as
identified through our survey of the industrial and commercial areas, there is
also the supply of “new” office, industrial and warehousing floorspace that is
coming onto the market in Hounslow by way of new development. The future
development pipeline supply figures are based on employment site planning
permissions and completions.

It must be noted that although planning permissions show the amount of
floorspace that could come onto the market, not all will be developed due to a
number of factors, such as developers holding onto land, changes in the
economic climate and other market forces etc. Indeed, recent patterns of
development, particularly office development, remain extremely low compared
to historic levels. As Knight Frank point out in their M25 Offices Report, the
volume of floorspace under construction within the M25 area fell by 11%
between Quarter 3 2003 and Quarter 4 2003 and this was the seventh
consecutive fall in such development activity. Furthermore, a report by FPD
(M25 Survey — Spring 2004) shows that the development pipeline coming on
stream for offices in the western sector of the M25 area (including LBH) over
the next few years is predicted to be low, although the improved take-up
predicted in 2005 should see more new development coming online in 2006.

6.3.1 Historic Review of Employment Planning Permis  sions (1991-2001)
The information summarised below is based upon the GLA London
Development Pipeline Reports, which cover development within use classes
B1, B2 and B8. Since 1991, the Boroughs have submitted ‘start and
completion’ data to update the London Development Monitoring Process.
Analysis of this data has provided figures showing the amount of gross
floorspace that has received planning approval and indicates where work is
under construction or has been completed. The data in the table below relates
to major schemes between 1991 and 2001 which had a floorspace of 1,000m?
or more (in terms of all Use Class B floorspace). The annex breaks these
figures down by B1, B2 and B8 floorspace.

Table 6.5: Annual ‘B’ class development pipeline 19 91 - 2001

Permitted Gross B Class Permitted Gross B Cla ss| Gross B Class Floorspace

Floorspace (m?) Not Started Floorspace (m?) Under (m?) Completions for Each
as at December 31 Each Construction as at Year

Year December 31 Each Year

1991 392,790 72,485 6,830
1992 379,050 49,710 45,385
1993 342,040 17,930 41,510
1994 316,258 3,800 8,670
1995 315,228 9,420 4,200
1996 281,999 13,440 60,335
1997 350,054 23,315 5,000
1998 378,444 32,642 12,305
1999 263,958 134,333 40,100
2000 237,036 131,204 43,147
2001 134,175 131,645 103,149

Source: GLA Development Pipeline Report 1991-2001

Looking at all Class B floorspace, it is possible to gain an overall picture of the
situation and trends in Hounslow over the last eleven years. The table shows
permitted floorspace not yet started at December 31 of each year. Over the last



eleven years, there has been an average of 308,276m2 of floorspace in the
pipeline that has been permitted but not yet started and therefore waiting to
come into the market. Since 1999, this figure fell each year to a period low of
134,175m” at the end of 2001. The table also shows that construction rates
began to rise throughout the 1990s. Indeed, by 2001 the amount of floorspace
with planning permission and under construction had almost equalled that which
had been granted permission, but not yet started (131,645m?). The average
year-end figure for development under construction was 56,357mz.

The table also shows the amount of Class B floorspace that had been
completed in each year®. This fluctuated constantly throughout the period, but
ended with the decade’s highest amount of floorspace completion in 2001
(103,149m3), although this high rate may be due to completion of the GSK
building. The average annual floorspace completion per annum throughout this
period equated to 35,513m2,

Throughout this period there have been considerable peaks and troughs of
development activity and number of planning permissions. 1997 is a notable
year where, despite there being approval for some 350,000m2 of floorspace,
only 5,000m2 was actually completed (1.4%). This compares starkly with 2001
where permitted floorspace totalled 134,175mz?, whilst completions equated to
103,149m?2 (76.9%).

Despite such fluctuations, the period statistics show that the average annual
Class B floorspace figure (with planning permission and awaiting development
as of 31 December each year) is 308,276m?2, whilst annual completions amount
to 35,513m>2

6.3.2 The Current Employment Development Pipeline -  Commercial Areas
Only
The current development pipeline, within the commercial areas, is summarised
in table 6.5 below (with further detail on the individual planning permissions
contained within the Annex). This table shows employment development
planning permission floorspace figures as of 31 March 2004 based upon the
GLA’s London Development Monitoring System (LDMS) database, which
records permitted employment development over 1,000m? that has either not
started or has started, but not yet been completed.

Of a total of 16 planning permissions recorded in the LDMS database, only 1
had actually started. The rest had been granted planning permission but work
was yet to commence.

Overall, current planning permissions within the Commercial Areas provide a
total of 98,302m2 of floorspace. When the former uses, now lost, are taken into
consideration, the current planning permissions result in a potential net increase
of 46,601m2 of employment land. However, it should be noted that two of the
schemes comprising this total (as set out in more detail in Annex C) may not
now be developed for B1 uses. This affects the former Pilot Works (Paragon
site) and the Alfa Laval site. If these schemes are not built out the increase of
46,601m? will be significantly reduced.

Table 6.6: Summary of Current Development Pipeline  — In Commercial Areas
Use Class Existing Floorspace Proposed Floorspace Difference
to be lost e.g. (m?) (m2)
demolition / change
of use (m2)
B1 11,213 79,465 68,252
B2 19,917 8,653 -11,264

" When developments are started and completed in the same year, they appear in both the ‘starts’ and
‘completions’ column



B8 20,571 10,184 -10,387

Total for 51,701 98,302 46,601
Class B
Uses

* |f the former Pilot Works Site (net gain 25,011m* floorspace) and the Alfa Laval site (net gain
1,583m’ floorspace) do not come forward, this will reduce the overall net gain in Class B use
floorspace to 20,007m?

Looking at the planning permissions in the Commercial Areas granted since the
end of 2001 only - the date the GLA pipeline data finishes (see table 12.4 in
Annex C), planning permissions resulted in the loss of 20,355m?2 of employment
floorspace and the addition of 44,074m2 producing a net increase of 23,719m?
of employment floorspace (2001-2004). Of these permissions, work has been
completed on three sites, all of which involved changes of use and resulted in a
net overall loss of Class B Use floorspace of 1,150m? (at Unit 7, Ascot Road).

Since 2001, there have been a number of completions within the commercial
areas, some of which date back to the early 1990s but have only just been
completed. These are shown in Table 6-8.



Table 6.7: Summary of Development Completions —In  Commercial Areas

BOC Site

Guardian
House,
Gunnersbury
Avenue

Former Feltham
Marshalling
Yard, Hanworth
Road

Honda UK,
Power Road

Bedfont
Industrial Park,
Challenge
Road

Former Bull
computer
House, Godfrey
Way

Beavers Lane
Camp, Phase
2, Green Lane

10, Heathrow
International
Trading Estate,
Green Lane

Former
Alesford Site,
Popham Close

West Cross
Centre

Steyning Way
(units 5&7)

Unit 7 Ascot
Road

Challenge
Road, Bedfont
Industrial Park

Depot, Former
Unigate Dairies,
Popham Close

Unit 27, North
Feltham
Trading Estate

North Feltham
Trading Estate,
Spur Road

North Feltham
Trading Estate,
Spur Road

Existing Proposed Floorspace Planning Permission Completion Date
Floorspace (m?) (m?) Originally Granted (annual quarter)
6,120 (B2) 12,080 (B2) 29/05/91 1% Quarter 2002
3,940 (B1) 3,253 (B1) 14/03/01 1* Quarter 2002
7,000 (B1) 06/07/99 1% Quarter 2002
7,000 (B2)
7,000 (B8)
19,000 (Sui Generis)
3,058 (B1) 2,917 (Sui Generis) 13/09/01 1* Quarter 2002
1,848 (B2)
4,058 (B8)
2,491 (B8) 31/12/01 Work completed in the

remainder of 2002

40,000 (B8) 31/12/01 1% Quarter 2003
12,000 (B1) 31/03/00 Work completed in the
12,000 (B2) remainder of 2002
12,000 (B8)

1,063 (B8) 1,063 (Sui Generis) 31/12/01 Work completed in the

remainder of 2002

8,620 (B8) 2,120 (B1) 31/12/03 Work completed in the
1,720 (B2) remainder of 2002
5,200 (B8)

4,635 (B8) 4,635 (B2) 18/09/01 Work completed in the

remainder of 2002

1,240 (B1) 02/1/97 Work completed in the
remainder of 2002

1,150 (B8) 1,320 (A1) 04/11/03 Work completed 1%
Quarter 2004

1,213 (B8) 1,213 (B1) 07/10/03 Work completed 1%
Quarter 2004

3,743 (B2) 3,009 (B1) 08/03/01 Work completed 1%
3,008 (B2) Quarter 2004
3,008 (B8)
3,234 (B1) 25/08/99 Work completed 1%
3,233 (B2) Quarter 2004
3,233 (B8)

805 (B1) 1,252 (B8) 06/06/01 Work completed 1%

805 (B2) Quarter 2004

805 (B8)

2,415 (B8) 1,687 (B1) 24/07/01 Work completed 1%
1,688 (B2) Quarter 2004
1,687 (B8)




Unit 6, Griffin
Industrial
Estate

1,070 (B1) 1,070 (B8) 04/07/02 Work completed 1%
Quarter 2004

Source: LBH Completion Records
From the end of 2001, completions have resulted in the net gain of:

25,883 m? (B1);
32,848m? (B2); and
52,982m? (B8).

This totals 111,713m? of new employment floorspace.

6.3.3 Employment Development Pipeline outside Comme  rcial Areas
Whilst the survey of employment sites and the above tables (showing
development pipeline) concentrates on the Commercial Areas, it is also
important to identify sites that lie outside these areas. These are summarised
below (and broken down in more detail in the annex). Again, the information is
sourced from the GLA’s LDMS database.

This summary table shows that despite a reduction in the amount of B2 and B8
floorspace, the large increase in B1 floorspace (12,385m?2) creates an additional
7,188m2 of employment floorspace in the borough outside the commercial
areas.

Table 6.8: Summary of Current Development Pipeline  Outside Commercial Areas

Use Class Existing Floorspace Proposed Floorspace Difference
to be lost e.g. (m2) (m2)
demolition / change
of use (m2)
B1 7,979 20,364 12,385
B2 8,443 1,949 -6,494
B8 653 1,950 1,297
Total for 17,075 24,263 7,188
Class B
Uses

According to table 12.5 in Annex C, since the end of 2001 (the date of the GLA
data), planning permissions resulted in the loss of 15,275m2 of employment
floorspace and the addition of 7,503m2 producing a net loss of 7,772m2. Of
these sites, work has been completed on the Moss Pharamacy site (resulting in
a loss of B1 and B8 floorspace) and started on the MoD Defence Geographical
Centre and the site on London Road.

6.3.4 Employment Development Pipeline in the Town C  entre and Edge of
Centre Areas
The GLA LDMS database of current planning permissions also includes town
centre developments (a separate part of this study, but also part of the
borough’s overall supply). Summary table 6.8 shows that the dominant future
supply here will be B1 floorspace. Overall, the town centres are set to see an
increase in employment floorspace totalling 39,671m2. Again, this information is
broken down to more detail and provided in the annex.

Table 6.9: Summary of Current Development Pipeline  —In Town Centres

Use Class Existing Floorspace Proposed Floorspace Difference
to be lost e.qg. (m2) (m?)

demolition / change




B1 1,674 40,088 38,414
B2 1,143 0 -1,143
B8 0 2,400 2,400
Total for 2,817 42,488 39,671
Class B

Uses

According to table 12.6 in Annex C, since the end of 2001 (the date of the GLA
data), planning permissions resulted in the loss of 2,790m2 of employment
floorspace and the addition of 36,078m?2 producing a net increase of 33,288mz2.
With the exception of the redevelopment of Feltham town centre, work has not
started on any of these sites.

According to the LPA's records, in the two years from the end of 2001, only one
site has been completed in the town centres, resulting in 2,719m2 of floorspace
(Table 6-11).

Table 6.10: Summary of Development Completions —In  town Centres

Existing Proposed Floorspace Planning Permission Completion Date

Floorspace (m?) (m?) Originally Granted (annual quarter)

Garage,
Chiswick High
Road

2,719 (B1) 20/12/01 Work completed in the
remainder of 2002

Source: LBH Completion Records

6.4 Future Available Supply of Employment Land

In addition to the vacant floorspace as well as the additional floorspace coming
on to the market through the development process, there is also the future
supply of employment land available in the borough.

6.4.1 Industrial and Warehousing Land Demand Study 2004

In addition to the vacant floorspace estimates, covered in section 6.2.1 the
Borough also estimated the amount of vacant industrial and warehousing land.
Using LBH's Industrial Estates Database 2001, local site knowledge and
Floorspace and Rateable Value for Commercial and Industrial Properties
Database 2002, the Council concluded that of the 396.8ha of industrial and
warehousing land in the borough, 16.67ha (4.2%) was vacant in 2003.

Table 6.11: Total Vacant and Industrial Land 2003

Vacant Industrial / Warehousing Total Industrial / Warehousing
Land in the Borough (ha) Land in the Borough (ha)
Under 0.25ha 0
0.25ha — 2ha 2.54
2.01ha - 5ha 14.13
5.01ha + 0
Total 16.67 396.8
(Not disaggregated by site size)




Source: London Borough of Hounslow Industrial Estates Database 2001 (only includes fully vacant
sites), local site knowledge, Floorspace and Rateable Value for Commercial and Industrial
Properties 2002

As with vacant floorspace, the GLA also required the Council to show what had
happened to land that was identified as being vacant in 1998. The findings are
set out in Table 6.12.

Table 6.12: Summary of Vacant Land Change Since 199 8

Total vacant land PP or resolution PP granted for PP granted for Vacant
in 1998 to grant PP redevelopment redevelopment
and completed and partially
completed
49.22ha 3.8ha (7.7%) 25.3ha (51.4%) 13.78ha (28.0%) @ 6.34ha
(12.9%)

Source: 2003 Survey of Industrial and Warehousing Land and Premises Availability

Of the 49.22ha of vacant land identified in the 1998 survey, development had
been completed on 25.3ha (51.4%), planning permission granted and partially
developed on 13.78ha and with planning permission granted on 3.8ha. Only
6.34ha (12.9%)of land remained vacant.

The survey also asked the Council to identify new vacant industrial and
warehousing land that had become vacant since the 1998 survey. Overall
44,902m2 of floorspace and 8.53ha of land had become vacant.

The Industrial and Warehousing Land Demand Study then takes the vacant
land figure generated by LBH of 16.7ha (see Table 6-11) and calculates that if
the current average annual industrial and warehousing land take-up of 3.304ha
per annum continues then LBH’s current supply of industrial land will only last a
further five years. This is notably below the London average of nineteen years,
(although this figure is significantly distorted by the vast amounts of supply in
the East London sub-region).

Table 6.13: Vacant Industrial Land in the London Su  b-Region (ha)

Built on Vacant Total industrial Industrial land
industrial land industrial land land (ha) vacancy rate
(ha) (ha) (%)

Hounslow 327.4 16.7 344.1 4.9

West Sub-Region | 1,745.7 103.7 1,849.4 5.6

London 6,128.0 853.7 6,981.7 12.2

Source: Roger Tym & Partners/ King Sturge

6.5 Conclusions on the Supply of Employment Floorsp ace/

Land
6.5.1 Vacant Floorspace
The Industrial Estates Survey, which was carried out as part of this study, found
that the existing office, industrial and warehousing floorspace (in the
commercial areas) in the borough totalled 2,076,537m2. When looking solely at
the vacancy levels of industrial and warehousing uses, the vacancy figure is
10.5%.

Some of this floorspace could become future supply, which is waiting to be
tapped into and brought back into employment use. Indeed, the 2003 survey
and the West London Business Property Database show that floorspace in
Hounslow does not remain vacant for long. However, a proportion of this may
be vacant for a good reason e.g. it is no longer suitable for modern employment
uses as a result of say, low floor-eaves measurements, poor access etc. and
has now become obsolete.
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6.5.2 Development Pipeline

In terms of the development pipeline, between 1991 and 2001, there was an
average of 308,276mz2 of Use Class B floorspace with planning permission but
not yet started (as of the 31 December of that year). This figure must be treated
with care as a planning permission could sit in the pipeline waiting up to five
years, before development commences and therefore could potentially be
counted up to five times, distorting this average figure and making it much
higher than it actually is. The average annual completion figure for the same
time period is 35,513m2. If this figure is used with the above figure to calculate
the percentage of planning permissions actually completed it would result in a
figure of 11.5%. — a relatively low figure, but one which is distorted by the long
extant planning permissions referred to above.

Both figures are averages and hide the peaks and troughs in permissions and
completions, but give a good idea of the rate of development.

Since the end of 2001, in the commercial areas only, completions have totalled
111,713m

Outside the commercial areas, a small amount of use class B development was
permitted (net increase of 7,188m2 over the two years), but according to
records, none completed, whilst the town centres noticed a net increase of
33,288mz2 of permitted employment floorspace (annual average of 16,644m?2),
with the Garage at Chiswick High Road the only completion in this time period.

Overall, due to large peaks and troughs, the most reliable figure to use in terms
of average annual employment development pipeline supply is the 91-01 figure
of 35,513m?, as this covers a whole market cycle and completion rates since,
especially in the commercial areas, have not been significantly different.

6.5.3 Vacant Land

Finally, in addition to vacant floorspace and new development coming through
the pipeline, vacant land can be added into the supply. The Vacant and
Industrial Land 2003 Survey found that of the 396.8ha of employment land in
the borough, 16.67ha was vacant. As with vacant floorspace, vacant land in
Hounslow does not generally stay empty for very long, with much of the vacant
land identified in earlier surveys developed by the time of the 2003 survey.
According to the draft Industrial and Warehousing Land Demand Study by
Roger Tym & Partners and King Sturge, if current levels of take-up on such
sites continue, then the LBH’s current supply will only last another 5 years.

However, as with any location, especially those in urban areas, there is only a
finite amount of land supply and new employment floorspace is predominantly
created through the “churn” and intensification of existing sites.

The table below provides an overall summary.

Table 6.14: Supply position; Summary

Existing Vacant Existing Vacant Average Annual
Floorspace (m?) Land (ha) Completion Rate

(m?)

267,251m? 16.67ha 35,513m?

6.6 Demand and Supply Analysis — Overall Conclusion s

The demand and supply analysis suggests that whilst the Borough'’s future
needs can be adequately accommodated through the current level and
distribution of employment land, this position would be threatened if any more
than marginal loss of employment land was to occur. Any such loss of
employment land would need to be considered within the context of the Mayor’s
draft Industrial Capacity SPG, in accordance with the recommendations set out
in Section 9 of this report.



This is consistent with the Mayor’s draft Industrial Capacity SPG which includes
Hounslow within the ‘Limited Release Category’ (see Section 7) and the GLA’s
2004 Industrial and Warehousing Land Demand in London study, which
concluded that Hounslow was one of three Boroughs which

“appear under pressure for industrial / warehousing land and might be moved
from limited to Restrictive if, in the light of monitoring, the pressure of demand
persists in the long term” (para 6.72).
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7 Policy Context

7.1 Introduction

This section provides an overview of the relevant planning policy context
affecting employment land in Hounslow. It does not seek to describe each
policy in fine detail but seeks to highlight the key policies and their objectives to
provide a robust basis for this study and LBH to make policy decisions.

The key policy documents are:

National Planning Policy Guidance (PPG4 — including PPG3 and the
proposed amendments to this - and PPG6);

The London Plan;

The London Plan — Industrial Capacity (Draft Supplementary Planning
Guidance); and

LBH UDP.

The Government is currently in the process of producing best practice guidance
relating to employment land studies. The study for Hounslow has been
undertaken prior to this guidance being released.

7.2 National Guidance

7.2.1 PPG 4 Industrial and Commercial Development and Small Fir ~ ms
PPG4: Industrial and Commercial Development and Small Firms was published
in November 1992 and is now rather dated. Nevertheless, it is still the
Government’s approved policy guidance in relation to industrial and commercial
development. There are a number of aspects of relevance to this study:

Table 7.1: PPG4 Summary

Issue Summary of Points

Locational - Locational demands of businesses are a key consideration for development
Factors
plans. Plans should:
Encourage development in locations which minimise the length of trips,
especially by motor vehicles;
Encourage new development in locations that can be served by more
energy efficient modes of transport — especially the case for offices,
light industrial and office parks;
Discourage development where it is likely to add to congestion; and
Locate development requiring access mainly to local roads, away from
trunk roads, to avoid unnecessary congestion on roads designed for
longer distance movement.

Development - Should not place unnecessary obstacles in the way of economic

Control . .
development, but at the same time should reconcile necessary development
with environmental protection.

Mixed Uses - Encourages industry and other land uses to locate closer to each other, but
only where there are no adverse effects created by such development.

Re-Use of - Many urban areas now contain large amounts of land, once used for

Urban Land industrial purposes, but that now lie under-used or vacant. Getting this land
back into use is important to the regeneration of the towns and cities and
optimum use should be made of such potential sites. LPAs should identify
such areas, keep up to date details on them and provide information to
developers about them.

Policy Up-date and Review

The forthcoming revision of PPG4 will require local authorities to undertake a
review of all land currently allocated for industrial or commercial use. Where
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there is no realistic prospect for such use or where such development would be
unsustainable, the allocation should be removed and consideration given to
whether the site should be re-allocated for housing or mixed-use development.

The recent consultation paper regarding proposed changes to PPG3: Housing
is particularly relevant here. In essence, the intention is that land allocated for
uses other than housing should now be allowed to come forward for housing or
mixed-use development unless a convincing case for retention can be made.
This is especially important with regard to employment land designations and
flows from research on behalf of the ODPM regarding the effectiveness of
PPG3 and findings informing the Government’s best practice guidance into
Urban Capacity Assessment. Research underpinning this highlighted the
significant over-provision of employment land in some Development Plans.
Obviously the potential for over-provision is much higher in the north of England
and East London, and less likely in pressured areas like West London.

Planning for economic development

As part of the review of PPG4, the Office of the Deputy Prime Minister (ODPM)
commissioned ECOTEC Research and Consulting Ltd in association with Roger
Tym and Partners to explore current practice and issues involved in planning
positively for economic development. They note that practice in this area is
generally focused on two areas:

The development of a strategy or vision for an area, and the strategic
allocation of employment land; and

Development control — the implementation or delivery of the strategy,
through the determination of individual planning applications.

The study provides recommendations for future national policy and good
practice guidance. The following recommendations are particularly pertinent to
our current study of employment land in the Borough. In relation to assessing
need for and allocating employment land, the study recommends that future
national guidance should:

Recommend that the assessment of the demand and supply of employment
land is co-ordinated at the regional level. Regional Planning Bodies (RPBs)
should take a lead in standardising techniques to ensure greater consistency
across sub-areas.

Provide guidance to RPBs and local planning authorities on the criteria that
should be used in assessing the need and allocation of employment land.
The principal considerations should be market realism and sustainability
considerations. The allocation of sites should be based on clear criteria
such as use classes, size, location, accessibility, spatial distribution and
priorities, regeneration needs, economic potential, environmental protection,
types of sectors, firm size, market availability and sustainability.

Recommend that planning departments undertake the assessment of the
quality of employment sites at least every 3 years. The assessment should
consider issues such as ownership, market readiness, and site constraints.

Set out a requirement for planning departments to undertake a wholesale
review of employment land allocations as part of reviewing Local
Development Frameworks (LDFs). A simple rolling forward of allocations
without review should be avoided.

Recommend that planning departments de-allocate or change the use of
allocated employment land as part of reviewing the LDF if there is no
reasonable chance of the site coming forward in the medium term.

Continue to support the identification of economic development sites of
national, regional and sub-regional importance in RSS, including sites for



inward investors. Other employment sites should be allocated through the
LDF in the context of clear strategic guidance provided by the Regional
Spatial Strategy (RSS).

Recommend that planning bodies safeguard employment land. This should
be supported by a clear policy in the RSS and LDF, setting out the reasons
for the safeguard policy and the criteria by which the planning authority will
consider a change in use This should not be used as a means to hoard
employment land and should be reviewed regularly.

Ensure that economic development considerations continue to form an
important part of the process of determining applications as part of the
overall aim of promoting sustainable development.

Provide clear use of the use of S106 agreements to support the practice of
planning for economic development. This should set out the ways in which
S106 agreements can be used to support economic development objectives.

Set out the role of SPG in supporting planning for economic development,
including the ways in which SPG can be used on a site basis and as an
articulation of policy.

7.2.2 PPG6 — Town Centres and Retail Development

PPG 6, which was published in June 1996, emphasises the importance of the
plan-led approach to promoting development in town centres. It adopts a
sequential approach to selecting sites for development for retail, employment,
leisure and other town centre uses, starting with sites in the town centre or other
centres, then edge of centre and only then other sites within which are well
served by a choice of means of transport. The aim is to produce more
sustainable patterns of development and revitalise town centres.

Table 7.2: Summary of PPG6

Issue Summary of Points

Governments - To sustain and enhance the vitality and viability of town centres

Objectives To ensure the availability of a wide range of employment to which people
have easy access by means of transport other than the car

The Plan Led - UDPs (part 1) should set out the hierarchy of centres and the strategy for

Approach the location of a number of uses including employment. The range and
hierarchy should be from the city centre, through town centres to district
centres and local centres
UDPs (part 2) should consider existing provision and identify sites for
development
Development plans should plan positively for future uses, working with the
private sector to assess need or market demand and identify sites or
locations for development.

The Sequential - Although, the guidance primarily addresses retail, other uses including

Approach commercial and public offices should be encouraged to locate in city, town
or district centres
The sequential approach requires such developments to be located in town
centres as a first preference, followed by edge of centre then district and
local centres and only then out-of-centre sites in locations accessible by a
choice of means of transport.
Where out of centre developments are proposed, key considerations should
include the likely harm to the UDP strategy, impact of development on
vitality and viability of the town centre and accessibility by a means of
transport.
Where there is a clearly defined need for major travel generating uses
outside the existing centres, it may be appropriate to combine them with
existing out-of-centre developments or negotiate for improvements to public
transport accessibility




Town Centres - The Government wishes to enable town centre development through
development plans and by facilitating site assembly
Attract investment into upgrading existing buildings and high quality new
development
Encourage investment in employment in town centres

Policy Up-date and review

PPG 6 will be replaced in due course by Planning Policy Statement 6 (PPS6) as
part of the Government’s aim to review national planning guidance. A
consultation paper has recently been published. Many of the policies in draft
PPS6 reproduce, or are closely based on existing policies in PPG6 and have
been updated as appropriate. The key messages are:

A re-emphasis of the ‘town centres first’ objective;

The need for a plan-led approach at both regional and local levels;

The need for local planning authorities to plan for growth and growing town
centres;

The need to tackle social exclusion by ensuring access for all to a wide
range of everyday goods and services; and

The need to promote sustainable patterns of development with less reliance
on the car.

In terms of offices, PPS6 adds that assessing the demand for new office
floorspace will involve different factors to assessments for retail, leisure and
other types of development. The need for office floorspace should be
considered as part of an authority’s assessment of overall need for land and
floorspace for employment. The physical capacity of centres to accommodate
new office development and the town centre’s role in the hierarchy should also
be relevant to planning for new office development.

7.3 The London Plan

The London Plan was published in February 2004 and is the Mayor’s strategic
plan for the 32 London boroughs and the Corporation of London. It sets out an
integrated social, economic and environmental framework for the next 15-20
years, providing a London-wide context within which individual boroughs must
set their local planning policies.

Table 7.3: Summary of relevant London Plan Policies

Policy Summary of Objectives

Broad Strategic Policies

The Key - Hounslow lies within an area identified as the Western Wedge which
Diagram extends from Hammersmith and Fulham in the east and into Berkshire/

Buckinghamshire in the west(See policy 5D.1).

gtA7t _ - Boroughs should identify Strategic Employment Locations in UDPs
rategic . . o

Employment The Strategic Employment Locations — SELs - are split into two types of
Locations area: Industrial Business Parks (for businesses requiring a high quality

environment) and Preferred Industrial Locations (for businesses with
less demanding requirements).

Manufacturing, wholesale and distribution in a competitive market such
as London relies on the planning system to sustain adequate
development capacity to meet their needs. The SELs perform this
function and are an important part of London’s spatial structure. The
extent of SELs should be refined through the Sub-Regional
Development Frameworks and specified in UDPs and they will be kept
under review to ensure the right locations are being safeguarded in

relation to need and utility.
Economic Policies




3B.1
Developing
London’s
Economy

3B.2 Office
Demand and
Supply

3B.3 Office
Provision

3B.5
Strategic
Employment
Locations

3B.6
Supporting
Innovation

The Mayor will work with strategic partners to seek a:
Range of premises of different types sizes and costs to meet
different sector’s needs.
Remove supply side blockages for finance and business service
sectors.
Match spatial application of policies to the needs of different sectors
and markets within the London economy.
The Mayor will work with strategic partners to:
Seek an increment to current stock through changes of use and
development of brownfield sites.
Seek the renovation and renewal of existing stock to increase and
enhance the quality and flexibility of London’s office market.
Seek the provision of a variety of type, size and cost of office
premises to meet needs of all sectors including SMEs.
Boroughs should
Promote the provision of additional floorspace and rejuvenation of
existing office space.
Work with LDA, investors, developers, land owners and potential
occupiers to bring forward development capacity as efficiently as
possible.
The boroughs should seek to rejuvenate office based activities in
strategically specified locations in view of their role in rejuvenating
suburban town centres
Typical locations for the renewal of stock and new office development
include strategic office centres, business parks e.g. Chiswick, town
centre based office quarters, conventional office parks beyond the
urban area e.g. Bedfont Lakes, existing linear office developments such
as the “Golden Mile”.
The Mayor, along with strategic partners, will promote and manage the
varied industrial offer of the SELs, identified as London’s strategic
reservoir of industrial capacity. Boroughs should identify SELs in UDPs
and develop local policies for employment sites outside SELs having
regard to
Accessibility to the local workforce/ public transport and freight
movement.
Quality and fitness for purpose of sites.
The release of surplus land for other uses to achieve efficient uses of
land in light of local assessments of industrial demand.
Boroughs should ensure an adequate supply of environmentally
attractive, high quality and affordable premises and “incubator units” in
line with strategic office policy.

Sub-Regional Policies

5D.1 The
Strategic
Priorities for
West London

5D.2
Opportunity
Areas in
West London

Town
Centres in
West London

Strategic
Employment

Strategic policies for West London will be to:
Capture benefits of economic generators, including Heathrow.
Identify capacity to accommodate new job and housing opportunities.
This is especially important in the Western Wedge, Heathrow,
Opportunity Areas and Areas for Intensification.
Intensify employment in town centres.
Improve variety, quality and access to SELs to meet demands for
employment land.
The Mayor will work with partners drawing up planning frameworks for
these sites. Such sites should maximise non-residential densities. One
of these opportunity areas is: Heathrow/ Feltham/ Bedfont Lakes/
Hounslow Town Centre. This covers 91ha and could provide 5,500
new jobs by 2016.
Strategically designated town centres, such as Hounslow, should be
considered for more intensive development.

Though parts require remediation to meet modern industrial needs,
relatively buoyant demand provides particular potential to support




Locations in renewal in accordance with Policy 3B.5.
West London

There are a number of policies and objectives in the London Plan of particular
importance to West London and Hounslow. It is noted that Hounslow contains
a number of Strategic Employment Locations. These are:

The North Feltham Trading Estates;

Brentford (part), including the Transport Avenue Industrial Area and
Commerce Road; and

The Great West Road (part).

The first two of these are designated as Preferred Industrial Locations. The
Great West Road is designated as an Industrial Business Park. However, these
are not actually mapped and it is thus not possible to tell the exact boundaries
of the designated areas: it is for Councils to determine the extent of these areas
and mark them on UDP/LDF proposals maps

Industrial Business Parks (IBPs) are defined as locations for businesses
requiring a high quality environment. Preferred Industrial Locations (PILs) are
those for businesses with less demanding requirements.

The London Plan also provides some anecdotal evidence regarding supply and
demand. It notes that the West London sub-region’s demand for office
floorspace between 2001-2016 is 1.1 million m2 and that in 2002 London'’s office
stock totalled 27.4 million m2. Only a quarter of this is outside the central area,
with the boroughs of Hounslow and Hillingdon dominating the suburban office
market.

It is estimated that West London could accommodate 45,000 additional homes
and 86,000 new jobs over the period to 2016, much of which should be located
in the “Western Wedge”. However, the London Plan acknowledges a that there
is a relatively low supply of brownfield land in the sub-region and therefore new
development will have to come forward at higher densities than have recently
been achieved.

There is stated to be a risk that valuable employment sites may be lost through
pressures for competing uses, and sites with real long term potential should be
protected. Typical locations for the renewal of stock and new office
development include strategic office centres and business parks (e.g.
Chiswick), town centre based office quarters, conventional office parks beyond
the urban area (e.g. Bedfont Lakes) and existing linear office developments
such as the “Golden Mile”.

The London Plan identifies a range of ‘Opportunity Areas’ across London.
Within the study area the London Plan identifies Heathrow/ Feltham/ Bedfont
Lakes/ Hounslow Town Centre as such an area. Itis estimated that 5,500 new
jobs could be provided here by 2016. In addition it is noted that strategically
designated town centre should be considered for more intensive development.
Within the study area, Hounslow town centre falls within this category.

7.4 Draft SPG to the London Plan: Industrial Capaci ty

The GLA's Industrial Capacity SPG (September 2003) details the broad policies
and principles in the Draft London Plan, which bear on provision of industry.
The document is a material planning consideration. It aims to inform the
Mayor’s planning decisions and should be taken account of by the London
boroughs.

Table 7.4: Summary of SPG Policies

Summary of Objectives

SPG 1industrial | . |nimplementing the DLP, the Mayor and other partners should:
Capacity and
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Demand: the Plan Adopt ‘plan-monitor-manage’ approach to planning for industrial
Monitor and . .
Manage land to bring demand and supply into closer harmony.
Approach Co-ordinate monitoring of industrial land and policy development
on a sub-regional basis.
Manage stock of industrial premises so that it provides a

competitive offer for different types of occupier.

SPG2 Strategic - Inimplementing the DLP, the Mayor, boroughs and other partners
Employment hould:
Locations shoula:

Identify components of SEL framework in UDPs.

Promote SELs as prime locations for industrial activity.
Provide local planning guidelines to meet different needs of
industry appropriate to each PIL and IBP.

Other than as part of a strategically co-ordinated process of
mixed use intensification, resist development of SELs for other
non-business uses.

SPG3 Locally - Boroughs, when reviewing UDPs should:
Significant

Industrial Sites Protect locally important viable industrial sites outside SEL

framework in the light of testing for local demand. These should
be identified on UDP maps.

SPG4 Other - Boroughs, when reviewing UDPs should:

Industrial Sites . .
Develop criteria based policies to manage the release from or
retention in industrial use of those sites outside the SEL
framework and not designated in proposals maps.
Ensure any sites released meet strategic as well as local needs.

First priority is for housing, especially affordable.

SPGS5 Industrial - In implementing the London Plan, the Mayor, boroughs and other
Capacity and )

Mixed Use partners should:

Development Identify strategically recognised sites that have good public

transport accessibility.

Redevelopment should not result in a net loss of industrial
capacity or compromise the offer of wider areas as competitive
industrial areas..

Establish robust relocation arrangements to support
redevelopment where necessary.

SPG6 Qualityand | . |n jmplementing the London Plan, the Mayor, boroughs and other
Variety of artners should:

Industrial p ula:

Capacity Enhance environment of industrial estates.

Encourage redevelopment of industrial areas to enhance their
attractiveness to modern industry.

SPG7 Small - Inimplementing the London Plan, the Mayor, boroughs and other
Industrial ; hould:
Enterprises partners should:
Protect sites that meet demand for lower cost industrial
accommodation.
Promote the provision of small units for small businesses and
start-ups.
SPG7 Storage - Inimplementing the London Plan, the Mayor, boroughs and other

and Distribution partners should:

In light of assessments of demand, ensure provision is made for
large scale distribution activities in PILs
Accommodate smaller warehouse facilities within SEL s

As background the SPG states that in the last 30 years manufacturing has
changed from providing 20% of London’s employment down to only 7%. By the
1990’s decline in manufacturing had abated. The reasons for the decline reflect
macro-economic factors exacerbated in London by higher costs and competing
land uses. However, market restructuring and London’s good accessibility have
played a part in halting this decline.

SELs are promoted as the prime locations for industrial activity in London where

the development of non-business uses should be restricted. There are two
types of SEL; PILs and IBPs:
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PILs are suitable for firms which do not place a high premium on
environmental quality, including B1 (c), B2 and B8 type uses. PILs are not
normally suitable for B1 (a) or B1(b) uses (although some ancillary B1 (a)
use will be acceptable).

IBPs are for firms which need better quality surroundings, usually comprising
B1 (b) and B1 (c) type uses as well as higher value B2 uses: these are uses
which ‘are able to relate more harmoniously with neighbouring uses than
those in PILs’. IBPs are not intended primarily for B1(a) office development.
Where B1l(a) office development is proposed on an IBP, this should not
jeopardise local provision for B1(b) or B1 (c) accommodation.

The SPG encourages owners and occupiers of industrial land, the LDA,
boroughs and other stakeholders to manage and invest in capacity to meet the
changing needs of industry. In supporting this, mixed use higher density
development of some SELs, which are in close proximity to town centres and
public transport nodes, may be appropriate; provided this does not result in a
loss of industrial capacity or compromise the function and operation of the SEL.

Outside the SEL framework, boroughs should designate, on UDP proposals
maps, those sites of importance at the local level, which they wish to protect for
industrial uses.

The objectives of this SPG are to supplement and provide detailed guidance as
to how the broad policies of the London Plan should manage industrial capacity.
To do this the SPG seeks to:

Ensure that sufficient land is available to meet future needs, including those
of existing firms; and

Bring genuinely surplus industrial land back into more active uses to meet
the wider objectives of the London Plan.

Of particular relevance is that the SPG recognises that within boroughs there
can be marked local differences in demand and supply of industrial space. It
will be up to boroughs to justify and address these local departures from
general market conditions prevailing in their areas. The guidance states that in
developing policy criteria for industrial estates outside the SEL network and not
shown on proposals maps, boroughs should take account of the sub-regional
demand and supply of industrial land and that they should be informed by
groupings of boroughs to be identified in the published SPG which will provide a
broad indication of borough level industrial demand and the broad policy
response to this.

The groupings set out in the Draft SPG were identified by consultants to reflect
the sub-regional balance between industrial demand and supply suggested by
market experience and broader economic indicators. Paragraph 6.11 of the

Draft SPG identifies three groups into which the different London boroughs fall:

Restrictive Transfer: encouraged to adopt a particularly restrictive approach

to the transfer of industrial sites to other uses;

Managed Transfer: generally have a greater supply of vacant industrial sites
relative to demand and should take more positive approach to transfer; and

Limited Transfer: intermediate between the two.

The SPG classes Hounslow as a “Limited Transfer” borough, meaning that the
transfer of some of its poorer industrial sites to other uses may be acceptable.
It is against the criteria set out under policy SPG4 that applications should be
considered when assessing the transfer of land to other uses.

Policy SPG 4 advises that sites released from industrial use should meet
strategic and local needs and in considering alternative uses, the first priority
should be to meet the need for housing, particularly affordable housing. In
developing policies for the retention of important industrial sites outside of the
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SEL framework and proposals map, SPG states that boroughs should consider
the following criteria for inclusion:

Strategic Factors, including whether a site:

meets demonstrable short term demand for industrial development, and / or
strategic long term demand;

is part of a larger area of existing industrial activity, or area designated for
industrial protection;

offers potential for the in-situ expansion of existing industrial businesses;
supports local or strategically important clusters of industrial activity;

meets demand and addresses the particular needs of new or emerging industry
especially those identified in DLP policies 3B.7, 9, 10 and 12 and 4A.3 and 10
e.g. waste, energy and recycling, taking account of the proximity principle where
relevant;

is well located to take advantage of existing or proposed infrastructure or
economic development/ regeneration funding;

offers potential for the provision of small industrial units serving local residential
or commercial areas, particularly where there is little alternative provision in the
local area;

is needed to accommodate provision for transport in terms of forthcoming
Mayoral guidance on provision for transport and safeguarding river related uses
e.g. bus garages, boat yards;

contributes to local employment objectives and local economic diversity

Site Characteristics, including whether a site:

is well located in relation to the strategic highway network or local highway
network, in particular causing minimal traffic impact in residential areas;

offers potential for transport of goods by rail and/ or water transport;

is located within or adjacent to a town centre, recognising that PPG3 and PPG13
promote high trip-generating uses at such locations

is well located in relation to public transport facilities, recognising that many
industrial activities have relatively low trip generation and that other land uses
(such as offices, leisure and retail) may be more appropriate in locations with
high public transport accessibility;

offers potential 24-hour working, or provides facilities for ‘bad neighbour uses’
with detriment to residential amenity, being well screened from neighbouring
uses, particularly residential areas;

offers potential for space intensive activities which do not fall within the ambit of
this SPG and would not, in this location, comprise wider planning objectives;
provides lower cost industrial accommodation suitable for small, start-up, or
lower-value industrial uses or other businesses important to the local economy;
provides sufficient space for adequate operational parking and turning space for
goods vehicles.

Industrial Demand Factors, including whether a site:

has been adequately marketed at realistic prices for a reasonable period
(normally at least two years) and with potential for industrial redevelopment
where this is required to meet the needs of industrial users;

has been vacant for a considerable period (normally at least two years, and up to
five years in areas of generally strong demand), without realistic prospect of
industrial re-use.

In Annex G we summarise the performance of all of the industrial estates in the
borough against these criteria, highlighting those which are ‘performing poorly’.

7.5 Unitary Development Plan




The LBH UDP was adopted in December 2003 and forms the basis of the
borough’s planning decisions until 2006. It sets out the framework of objectives
and policies against which all development proposals will be assessed. The
UDP notes as key characteristics of the local economy its relationship with
Heathrow Airport, its large industrial and business parks and its town centres.
The main town centres and employment locations are defined as:

Main Town

Centres
Hounslow;
Brentford;
Feltham; and
Chiswick.

Key Employment SELs
Locations
Chiswick Park; North Feltham Trading
Great West Road; and Estate;
Bedfont Lakes. Great West Road (part);
and

Brentford (part), including
Transport Avenue
Industrial Area and
Commerce Road.

Table 7.5: Summary of relevant UDP Policies

Policy Summary of Objectives

E.l

IMP.1.1 Integrating
Patterns of land
use and the
provision of
transportation

IMP 2.1 —-2.4 Town
Centres

IMP 3.1 Brentford
Regeneration Area

IMP 3.2 Feltham
Regeneration Area

IMP 3.3 Isleworth

Strategic Land Use Policy Objectives

Implementation Policies

Maintain and enhance the importance of Hounslow as an
employment centre.

Maintain a robust local economy with a variety of employment
sites and uses

Ensure and promote developments that are suitably located in
terms of adjoining uses, road network and transport facilities and
promote improvements to existing employment sites.

Patterns of land use encouraged where they contribute to urban
regeneration and the re-use of previously developed land.

A sequential test will be applied to the location of all major trip
generating developments. Town centres the preferred location,
then edge of town

Businesses that cannot be accommodated in town centres and
which generate a high number of trips should be concentrated in
the borough’s other key employment centres at Chiswick Park,
Great West Road and Bedfont Lakes, provided that public
transport can be improved sufficiently

Brentford, Feltham, Hounslow and Chiswick — provide mix of uses
including employment.

Council will work in association with Brentford Regeneration
Partnership to support and encourage regeneration of the
physical environment and economy to achieve wider benefits
Proposals which contribute to this regeneration programme will be
favoured

Objectives include — focussing on the creation of new jobs and
encouraging new investment

Council will work in association with Feltham First Regeneration
Partnership and other key players to promote development and
investment which creates employment opportunities and equips
local residents to compete for jobs

Objectives include - creation of new and innovative business
areas which make contribution to the demands of Heathrow and
the West London economy (Of particular importance is the
development of Bedfont Lakes Technopark)

Substantial improvements to accessibility also required

Council has facilitated and delivered the Isleworth Capital




Regeneration Area

IMP 4.1 Primary
locations for
economic
development

IMP 4.2 The Great
West Road

IMP 4.3 Bedfont
Lakes

IMP 4.4 Chiswick
Business Park

Employment Policies
E.1.1 Location of
New Employment
Development

E.1.2 Locations for
Business (B1) Use

E.1.3 Location of
General Industry
(B2) and Storage
and Distribution
(B8)

E.1.5 Development
Involving Loss of or
Changes in
Employment Uses

Challenge Programme

Objectives include — to enhance employment prospects and
promote local competitiveness.

Major trip generating economic development should be directed
towards the town centres, followed by edge of town.

In the event that suitable sites are not available such development
should be concentrated within Great West Road, Chiswick
Business Park or Bedfont Lakes where these can be made
accessible by sustainable modes of transport

Subject to compliance with policy IMP.4.1, business uses
including high quality offices will be encouraged here in order to
ensure it remains a prime local, regional, national and
international employment area

Subject to compliance with policy IMP.4.1 economic development
here will be encouraged to strengthen its role within West London.

Subject to compliance with policy IMP.4.1 development of this site
should be primarily for B1 business uses.

Council keen to include other uses here e.g. hotel, conference,
residential uses (though this is somewhat redundant now
following recent planning consents and completed development)

New employment development should be located in accordance
with framework for development and regeneration. The Council
encourages:
Re-use of previously developed land
Sequential test approach to all major trip generating schemes
Development in key employment locations
A diverse range of employment sites, both in type and size.
High trip generating employment uses should be directed to
borough’s town centres.
If no sites — then on Great West Road, Bedfont Lakes or Chiswick
Business Park., provided that these can be made accessible by
sustainable modes of transport
Town centre plot ratios usually— 1:1. Outside town centre plot
ratios usually — 0.5:1
Small scale B1 may be located in residential areas,
B2 and B8 will normally be granted on sites within existing
employment areas (business parks, industrial estates and
warehousing estates)
Air freight uses should be located on existing employment sites
close to the airport.
Change of use resulting in loss of high trip generating
employment in town centres, edge of centre sites or key
employment sites will not be permitted.
Outside these locations, change of use from an employment uses
to another employment generating use will be granted providing it
meets certain criteria:
Satisfactorily related to public transport and road network
Contributes to employment uses in the borough
Would not lead to a scarcity of B1/B2 and B8 uses.
Changes of use from employment generating uses will not be
permitted within proposal sites, business estates, industrial
estates or warehousing estates.
Housing will be considered either where the re-use of land is
unlikely or the location of and scale of existing employment
use is detrimental to the amenity of the surrounding area. In
such circumstances, the Council will seek the maximum
proportion of affordable housing
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Changes of use between B1, B2 or B8 will normally be granted,
provided they:
Satisfactorily related to public transport and road network. B8
favoured close to the airport.
Contribute to the balance of employment generating uses
Would not lead to a scarcity of B1/B2 and B8 uses.

E.2.3 Improvement -  Council will promote the amenities, appearance and efficiency of
of Employment employment sites
Sites
E.2.4 Improvement -  Council will encourage
of Employment The refurbishment of older industrial/ warehousing and office
Premises premises
Encourage the conversion of older premises into smaller
units
H.3.5 Release of - Where the change of use or redevelopment of employment sites
Employment Uses to housing is acceptable in principle having regard to Policy E1.5,
to Residential the Council will seek to ensure a number of criteria are taken into

account, including being well located to jobs and services and
providing the maximum achievable provision of affordable
housing

7.6 Hounslow Community Plan

The Hounslow Community Plan brings together the hopes and concerns of the
residents, businesses and organisations in Hounslow. The vision is for
Hounslow to be a community where people have the chance to fulfil their
potential and as London’s gateway, it aims to build a thriving economy that
welcomes companies to join the many multi-national HQs already based in the
borough, creating new jobs for people.

It states that the borough has pockets of both great wealth and real deprivation
and as a major international gateway and business location, Hounslow has
contributed more to the recent growth of London employment than any other
outer London borough, but has some of the lowest average wages in the
capital. The recent Government decision to approve Terminal 5 mean the
airport will continue to be the major driver of the borough’s economy. It adds
that major new developments are set to regenerate three of the town centres
within the Hounslow borough — Hounslow, Brentford and Feltham - and that it
has never been more essential to ensure the planning system delivers
maximum benefits in terms of jobs, community and leisure facilities, open space
and affordable homes. A further target is to promote a sustainable economy by
encouraging new high-tech manufacturing industries and encouraging
regeneration on land that may not be immediately attractive to developers.
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7.7 Policy Implications for LBH
Within the different levels of planning policy and background guidance, various
messages appear quite strongly. These are:

General development location principles are in line with national guidance —
high trip generating employment is targeted towards town centres, followed
by the key Employment Locations, provided that they can be made
accessible by sustainable transport modes.

The London Plan and The Mayor’s draft Industrial Capacity SPG require the
Borough to define Strategic Employment Locations, Locally Significant
Industrial Sites and develop a criteria based policy for considering proposals
for redevelopment on employment sites outside of these designations. In
accordance with the revisions to PPG3 and PPG4 such designations must
be based on an up-to-date employment land review.

Hounslow is defined in the draft industrial Capacity SPG as a “Limited
Transfer” borough where only a limited transfer to alternative uses of the
poorer industrial estates, outside of the SEL/LSIS framework, may be
considered.

Though transfer is acceptable in certain areas, the removal of all supply side
blockages is sought and redevelopment should not result in the loss of
industrial capacity. SELs in particular should be safeguarded and improved.

The proximity of Heathrow and its influence on the borough creates high
demand for industrial and warehousing space. Factors such as this and the
borough'’s relatively good links to the motorway and trunk road network have
provided a strong platform to the borough’s success, but its future success
relies on the ability to accommodate future activity in terms of land, premises
and labour supply.
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8 Summary of findings

8.1 Overview
In the introduction we set out four key areas for investigation and study:

Provision: what provision, via its forward planning / plan-making role, does
the Council need to make in order to meet likely needs for employment
space over the next 5 — 10 years and beyond?

Protection: given the pressure on at least some employment sites from other
uses, notably housing, what is the case for resisting change of use. How
does it vary across the Borough?

Release: where the case for protection is not as strong as formerly, what
should be the basis (balancing economic and planning policy considerations)
for releasing the land from the current designation?

And if there is a case for retaining the poorer quality or performing sites:

Enhancement: what is the requirement for employment site / area
improvement; would it primarily be to get better use out of the existing
supply, or would it be to be part of a “protection” package; and could such
initiatives dovetail with those of other agencies, notably the LDA?

In addressing these we undertook surveys of employment land in the borough
and analysed the supply and demand for land and premises for employment
purposes. The report is presented in three main parts and these are
summarised below:

8.1.1 The Surveys

Two surveys were undertaken for the purposes of the study as requested by the
brief. One addressed the office supply and quality of this in the town centres
and business parks, the other addressed the industrial / commercial areas in
the borough (Figure 2-4).

Industrial Estates / Commercial Areas survey

Based on the 99 industrial estates indicated on Figure 2-4, the survey recorded
the activity, location and quality of all premises in the estates; comprising a
record of some 1,356 individual buildings.

This is the most up-to-date and accurate survey of employment land and
premises undertaken in the borough. The survey indicates that employment
floorspace in these estates is dominated by industrial and warehouse uses
(accounting for almost two-thirds of the total space). Vacancies in this sector
average about 10%. The vacancy levels recorded for all use types are similar,
with no particular sector showing major problems. However, there are estates
with higher than average vacancy levels; some are subject to development
interest or fall within the area of airport related activities, others represent
poorer performing estates that do not appear to playing a particular local
function.

The 10% level of vacancy for all office, industrial and warehousing uses (B1, B2
and B8) indicates a comfortable level of demand for employment space in the
borough, in line with vacancy levels across London with the exception of parts
of the East London sub-region which, have higher levels than the London wide
average. The 10% figure would be particularly impressive by national
standards. We would expect this figure to fall further as the economy continues
to recover from the 2001-02 slowdown.

The survey work has unsurprisingly pointed to a ‘Heathrow Effect’, with
companies locating here for functional reasons, e.g.: for cargo, distribution and
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airport freight related industries. The ‘Heathrow Effect’ is particularly marked in
the west of the borough.
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Town Centre / Business Park Office survey

The survey findings point to a particularly weak office market in the town
centres at present (the exception being Chiswick which has a relatively strong
office market), with high vacancy levels and a collection of older premises.
However, proposals for redevelopment in parts of Hounslow and Feltham town
centres include modern B1 office space.

Newer, purpose built office space can be found at Bedfont Lakes and Chiswick
Park. These have high occupancy levels and are attractive locations for
businesses, with space for further expansion existing at Chiswick Park; thus
they may continue to prove more attractive locations than the town centres.

The Great West Road is slightly different in character. Itis a traditional gateway
location to London from Heathrow and different parts of the Great West Road
vary considerably in terms of occupiers, levels of vacancy, public transport
accessibility and quality of environment. The difference in quality of the office
supply is marked at one extreme by modern, fully occupied HQ buildings and at
the other by a number of vacant sites, many of which have remained so for a
long period of time and which are currently subject to interest for uses other
than just employment.

8.1.2 Supply and demand

Based upon the results of the industrial estates survey and analysis of various
other datasets and available information we have assessed the demand for
employment floorspace in the borough and the supply of land and buildings to
meet demand.

Employment floorspace demand

The economic review of the borough, as set within its sub-regional context,
shows that the economy is, at present, quite buoyant with business services
and distributive industries being important sectors. Air transport is a key driver
of change; Heathrow thus has a big impact on the economy of the borough.
Indeed, airport related industries, such as logistics, are expected to continue
growing.

In our analysis we indicated the importance of differentiating between
manufacturing and distribution uses. Whilst making up the wider industrial
sector, these two components are actually experiencing different patterns of
growth and demand. Demand for distribution space is growing but, as with the
London economy as a whole, manufacturing employment in the borough is in
decline; manufacturing floorspace demand is flat or weakening, and new
industrial demand is much more associated with the airport. So despite a
‘headline’ decline in industrial jobs, the analysis by no means implies a fall-off in
space demand. With the increased demand in space for distribution uses, it
may actually conceal quite a substantial rise.

By 2016, it is anticipated that there will be 20,000 more jobs in the borough,
representing a 14% increase over current figures. However, the analysis (see
section 5.4.2 above) demonstrates that in terms of office space, much of the
resulting demand could be accommodated through:

The take-up of small-scale high street space rather than typical purpose built
offices;

The completion of existing permissions and commitments, such as Chiswick
Park Phase IlI; and

The more efficient use of space and the take-up of existing vacant and
underused stock.

Supply of employment sites and land



The assessment of employment land supply and buildings shows that the
amount of vacant land represents just five years supply at current take-up
levels; indicating that there are pressures on land in the borough. Indeed, a
historical review of supply showed that of all land and sites recorded as vacant
in 1998, only a very small proportion remains vacant today.

With regard to floorspace, there are a number of unimplemented permissions
within the borough; implementation of which would significantly increase the
amount of floorspace available. However, these would result in a significant
increase of B1 space and loss of both B2 and B8 space. Although not all of the
B1la Office floorspace in the development pipeline is likely to be built out, it does
demonstrate how the market is restructuring itself, reflecting the general
downturn in manufacturing and the growing service sectors, the intensification
and churn of employment land.

The demand and supply analysis suggests that whilst the Borough'’s future
needs can be adequately accommodated through the current level and
distribution of employment land this position would be threatened if any more
than marginal loss of employment land was to occur. Any such loss of
employment land would need to be considered within the context of the Mayor’s
draft Industrial Capacity SPG, in accordance with the recommendations set out
in Section 9 of this report.

8.1.3 Policy implications and recommendations

This study was commissioned against the backdrop of policy changes and
recommendations pointing towards a more flexible approach to the use of
designated employment land for other uses. Much of this policy change is
being led by the need to provide land for new housing.

However, Hounslow is identified in the London Plan as a ‘limited transfer’
borough, where only a limited transfer to alternative uses of the poorer industrial
sites, outside of the SEL and locally Significant Industrial Site framework, may
be considered. And even against this context, policy notes that whilst transfers
to alternative uses may be acceptable in certain areas, redevelopment should
not result in the loss of industrial capacity. Policy messages and the review of
supply and demand would suggest that Hounslow should be towards the more
‘restrictive’ end of the ‘limited transfer’ banding, with the amount of sites
considered acceptable for transfer to other uses forming only a very small
proportion of the overall supply of land.

8.2 Summary of key findings
A number of key messages can thus be drawn from the study:

There are 99 industrial estates in the borough (those informing our survey)
including 1,356 individual buildings; the majority of these are industrial and
warehouse units and overall vacancies are relatively low (about 10% for all
recorded B1, B2 and B8 uses);

There are several estates with higher than average vacancy levels, some of
which represent the borough’s poorer performing estates and which may be
considered suitable for alternative uses;

There exists a ‘Heathrow Effect’ in the borough, with employment uses in the
west of the borough being largely related to the airport, comprising uses
such as cargo and freight handling, transport operations, distribution, airline
catering and aircraft repair and parts manufacturing;

Heathrow is a key driver of economic change and will continue to be so with
the completion of Terminal 5 and the possibility of a third runway.

Industrial land around Heathrow commands premium rents;

The town centre office surveys indicate a high proportion of older,
unattractive buildings in below average condition: these appear to be directly
related to areas with high vacancy rates;

Bedfont Lakes and Chiswick Park are ‘prestige’ office locations providing
floorspace for the growing business and financial services sector in the
borough;



Parts of the Great West Road, which have traditionally been important in
terms of employment space in the borough and the ‘gateway location’ role it
provides, are vacant and are currently subject to development interest for
alternative uses;

The borough’s town centres and business parks contain some of the main
clusters of employment activity in the West London sub-region and offer the
potential for further growth and new development;

Hounslow has a buoyant economy, with a growing business and financial
services sector. Most of the additional 20,000 jobs in Hounslow anticipated
by 2016 will be in this sector. However, much of the space demands in this
sector may be accommodated through small-scale high street type space,
the completion of existing permissions and commitments, or through the use
of existing vacant and underused stock;

Within the industrial market, demand is driven by requirements for
warehousing and, in particular, space for distribution uses. Demand for
manufacturing space is in decline, but this may be offset by the space
demands for distribution uses;

The current development pipeline shows that if all planning permissions are
implemented, they will result in a gain in B1 floorspace and a loss of B2 and
B8 floorspace across the borough. However, it is apparent that a significant
proportion of the Bla office floorspace in the development pipeline may not
now be built out.

Therefore, turning back to the four questions posed in the introduction to the
report (and repeated in the overview above):

1. Provision? - The economy of the LBH is buoyant; job numbers are
expected to grow, as are the financial and business service sectors. In
addition, Heathrow is a key driver of change in the borough. The future
expansion of the airport will have knock on effects, with airport related
companies continuing to locate in the borough, and in particular, to the
west of the borough around the airport. Planning policy should
therefore continue to specifically allocate sites and areas for
employment use, on at least the present scale.

2. Protection? — By the same token, employment land and buildings need
to be protected for this growth. The presence of Heathrow means that
much of the employment offer is strategic in nature.

3. Release? — There is certainly therefore no general case for release of
sites. However, some of the poorer performing estates with higher than
average vacancy rates (and which have been vacant for some time),
have attracted development interest for uses other than employment.
However, as we stress in the report, this does not mean that these sites
are not unsuitable for continued employment use, rather they are those
estates where further investigations into why they are poorly performing
is required and whether this position can be overcome. Based on the
survey work though this pool of sites is quite small. However, there will
also be employment sites in the borough not covered by the survey
(i.e.: falling outside the commercial areas mapping; Figure 2-4) which
may be subject to development interest for alternative uses. The
supply and demand analysis also shows that the boroughs future needs
can be adequately accommodated by the current level and distribution
of employment land, but this position would be threatened if any more
than marginal loss of employment land were to occur. Any such loss of
employment land would need to be considered within the context of the
Mayor’s draft Industrial Capacity SPG, in accordance with the
recommendations set out in Section 9 of this report.

4. Enhancement? — There are several complex estates and sites in the
borough which play an important employment role but which are
currently ‘blocked’. The Council, in association with others, such as the
LDA and West London Business groups can take a role in bringing the



vacant, or ‘blocked’ sites forward, enhancing the employment offer in
the borough and helping it to restructure to provide for the growing
sectors.

The next section of this report translates these findings into recommendations
for consideration by the Council. They will help inform policy decisions for
inclusion in the emerging LDF.



9 Policy Recommendations

9.1 Introduction

The London Plan SPG on Industrial Capacity, as discussed in the previous
section, notes that SELs should be protected. Outside the SELs, the SPG
supports boroughs in identifying and protecting locally important industrial
areas, provided that LDFs demonstrate that this is justified by demand. The
hierarchy of employment sites as set out in the SPG, which LB Hounslow’s LDF
will need to adopt, is therefore:

1 Strategic Employment Locations;
2 Locally Significant Industrial Sites; and
3 Other Industrial Sites.

It is those areas falling within the third tier of the hierarchy (i.e. ‘other industrial
sites’) where changes to alternative uses may be considered. These will
commonly be those sites not shown on the LDF proposals map. The SPG
classifies Hounslow as a ‘Limited Transfer borough’, where only a limited
transfer to alternative uses of the poorer industrial sites within this third tier may
be considered.

The SPG notes that in developing policies for industrial sites outside the SEL
framework and not shown on the proposals map, boroughs should take account
of the demand for and supply of industrial land.

Sections 5 and 6 address this area, drilling where possible down to the borough
and sub-borough level. Our findings from this back up the SPG designation of
Hounslow as a ‘limited transfer’ borough. Indeed, in the recent background
report informing the forthcoming ‘final’ version of the SPG, consultants for the
GLA™ note that the West London sub-region is a strong market. Most of the
boroughs are designated in the ‘Limited’ release group; but there is an
argument, based on demand pressures, which suggests that the area should be
designated in the ‘Restrictive’ category. However, the report notes that some of
the future demand will be mobile and can be encouraged to locate in the East
London sub-region; as a result there will be some scope for limited land release
in the West London sub-region.

Therefore, based on a review of available information and on our analysis, we
would suggest that Hounslow should be towards the more ‘restrictive’ end of the
‘limited transfer’ banding.

The SPG advises that those sites in industrial use, which are considered to be
important for industry™, (e.g. the better quality sites and some poorer quality
sites), or which are in the low cost market for which there may be demand,
should be retained.

Our placement of Hounslow towards the more restrictive end of the limited
transfer banding therefore means that only the very poorly performing
employment sites (i.e.: those which are vacant and have been for a significant
period of time and/or which are unattractive and unviable in market terms for
redevelopment as sole employment uses, and/or which comprise ‘bad
neighbour’ uses) should be considered for release to other uses. This means
that the pool of industrial sites in the borough, outside the SEL and Locally
Significant Industrial Site designations, which may be considered acceptable for
alternative uses, is extremely small. All of the estates in the survey have been
assessed against the criteria set out in the SPG. This is presented in Annex G.

The following sections present our recommendations based on the hierarchy of
sites established by SPG. These are recommendations for the Council to
consider in the development of new policies for the emerging LDF, they reflect

® Roger Tym & Partners and King Sturge with C2G Consulting for the GLA, April 2004, Industrial &
Warehousing Land Demand Study, Draft Report.
" Which includes both traditional manufacturing and warehousing and distribution uses



the consultant’s views and are not necessarily those of the Council. These
recommendations draw upon the research set out in Chapters 2 — 7 and the
annexes presented with the report.



9.2 Strategic Employment Locations
The London Plan SPG indicates three SELs in Hounslow:

The North Feltham Trading Estate;

Brentford (part), including the Transport Avenue Industrial Area and
Commerce Road; and

The Great West Road (part).

However, as noted in Section 7 above, these are not actually mapped and it is
thus not possible to tell the exact boundaries of the designated areas: it is for
Councils to determine the extent of these areas and mark them on LDF
proposals maps as appropriate. Based on our understanding of the SELSs, their
role and function and the analysis undertaken in earlier report sections, we have
attempted to define these areas (Figure 9-1). We would emphasise that the
definition of these boundaries is based upon the consultants understanding of
the role and function of the SELs. These will need to be reviewed and
considered by the Borough in the evolution of their development planning
documents.

The policy package, set out in the London Plan and its SPG, seeks to protect
industrial land within SELs and to promote these as prime locations for
industrial activity. The SEL approach should be applied consistently across the
London boroughs and changes to the framework should only be undertaken in
the light of a strategic review of industrial land and supply. Thus, for the
purposes of this report, we take the SEL designations as read, reiterating their
importance. However, based on the analysis and survey work undertaken, we
are able to comment on their role and function.

In terms of developing policies for the emerging LDF we would recommend that
the borough define the SELs on the proposals map, highlighting them as prime
locations for industrial activity.

As Preferred Industrial Locations, we would recommend that the Council
indicate that B1 (c), B2 and B8 use types are located in the North Feltham
Trading Estate and Brentford SELs. With regard to the Great West Road SEL,
which is defined as an Industrial Business Park, we would recommend that the
Council encourage B1 (b) and B1 (c) uses to locate here. This approach is in
accordance with the London Plan.

As prime locations for such uses we would recommend that when drafting
appropriate policies, the Council note that use types other than those indicated
above will not normally be permitted.

In coming to these conclusions regarding the SEL boundaries and the
recommendations above for consideration when developing new policies we
have drawn upon the analysis undertaken in earlier sections of the report.
Taking each of the SELs in turn we provide the following comments:

North Feltham Trading Estate

The North Feltham Trading Estate (Figure 9-2) is the largest industrial estate in
the borough, comprising 132 individual units. Itis a clearly identifiable area,
based upon estate no. 22 on the Commercial Areas mapping (Figure 2-4).

With its proximity to Heathrow (Figure 3-2), the estate plays an important airport
role, with many businesses here being related to the airport in terms of freight
and cargo handling, distribution, transport operations, aircraft repair and airline
catering. With the future expansion of Heathrow and the associated growth in
air transport related sectors (see section 5.3 above) this estate clearly plays an
important role at the strategic level.

The estate also contains a variety of functions that serve both Central London
and the more local West London Area, such as construction companies, motor



repairs and catering. The continued provision of B1 (c), B2 and B8 uses in this
location should therefore be encouraged.



Figure 9.1: Strategic Employment Locations
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Figure 9.2: North Feltham SEL
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The development of B1 (a) and B1 (b) uses is not in accordance with the role
and function of a Preferred Industrial Location. Uses of this type, and/or a loss
of employment use to other activities, should therefore be restricted in
accordance with guidance contained within the London Plan.

Brentford: Transport Avenue Industrial Area and Com merce Road
The Brentford SEL comprises two parts:

Commerce Road (Figure 9-3); and
Transport Avenue Industrial Area (Figure 9-4); and

Again, these are clearly identifiable, representing estate numbers 74 and 67
respectively on the Commercial Areas mapping (Figure 2-4). In both cases the
limits of the SEL have been extended to the River Brent, thus forming logical
boundaries.

The Commerce Road SEL comprises mainly B2 and B8 units with some
associated B1 (a) floorspace. Car repairs and removals companies provide a
local role. The clustering of media, entertainment and e-commerce equipment
distribution companies provide for a wider role for the sub-region and Central
London.

The Transport Avenue Industrial Area comprises mainly B8 warehouse and
distribution units. It also contains a large amount of B2 stock. There are no
vacancies within the Industrial Area and its role is both strategic and local; uses
including a waste disposal / transfer station, manufacturing, storage and
wholesale.

These areas are both identified as Preferred Industrial Locations in the London
Plan. The continued provision of B1 (c), B2 and B8 uses in this location should
therefore be encouraged. The development of B1 (a) and B1 (b) uses would
not in accordance with the role and function of a Preferred Industrial Location
and in developing policies the Council should seek to restrict both uses of this
type and losses of employment use to other activities.

&1



Figure 9.3: Commerce Road SEL

INSERT FIGURE 9.3 AND DELETE THIS PAGE FROM THE PRINTED
VERSION




Figure 9.4: Transport Avenue SEL
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Great West Road

The definition of the Great West Road SEL is complicated by the presence of
current UDP Employment Area E10, which designates a significant area of land
along the Great West Road as a key employment location.

Areas designated under E10 are those considered suitable for flexible B1 uses
including development of large free-standing high quality office buildings
provided that they can be made accessible by sustainable modes of transport.
The Great West Road SEL is however identified as an IBP area, where B1 (b)
and B1 (c) uses will be encouraged. SPG to the London Plan notes that IBPs
are not intended for primarily B1 (a) office development, and where B1 (a) office
development is proposed on an IBP, it should not jeopardise local provision for
B1 (b) and B1 (c) accommodation.

From this, we thus conclude that the SEL primarily refers to employment land
outside of the E10 designation and which is currently being used for a mixture
of B1 (b) and B1 (c) uses. However, some of the estates falling within the E10
designation include a range of B1, B2 and B8 uses, many of which are more
suited to SEL status.

The E10 area was surveyed as part of both the industrial estates survey and
town centre / office areas survey. The results of this show that it is the most
westerly part of the E10 area (‘Area 4’ in the office areas survey, see section
4.5.3, Figures 4.10 and 4.16) where the occurrence of office uses diminishes
and B1 (b), B1 (c) and B2 uses are more dominant (with the exception of New
Horizons Court). Although an E10 designation area, due to its predominant use
types, we thus include this area within our defined SEL boundary. The
collection of estates and sites that the SEL (Figure 9-5) refers to on the
Commercial Areas mapping (Figure 2-4) is therefore:

63. Syon Gate Way;

64. Gillette;

65. Harlequin Avenue;

66. Centaurs Business Centre;
68. West Cross Centre; and
69. Great West Trading Estate.

Vacancies are low in these estates. There is a range of occupiers, including a
high amount of airport related activities as well as ICT and business activities,
film and media, warehousing, storage and distribution. The main occupiers
include Gillette, BSkyB and the Harrods Distribution Centre.

In developing policies for this area, we recommend that the Council encourage
the continued provision of flexible B1 space (for B1 (b) and B1 (c)).
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Figure 9.5: Great West Road SEL
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9.3 Locally Significant Industrial Sites

This comprises the second tier in the hierarchy of sites as defined in SPG to the
London Plan. SPG notes that sites within this tier should be protected for
continued employment purposes. For the avoidance of doubt, we would
recommend that the Council map all of the sites falling within this tier on the
proposals map that will accompany the emerging LDF. This map, associated
with a schedule of sites, would clearly set out those sites and estates which the
Council consider to be locally significant and which are protected from release
to other uses in the policy framework. We would recommend that this mapping
be based on the Commercial Areas mapping (Figure 2-4) with the exception of
those poorer performing sites which fall within the third tier of the SPG hierarchy
of employment sites as set out in Section 3.5. However, the sites which we
consider to be poorly performing are not necessarily unsuitable for employment
use in the future and, subject to further analysis, could indeed be considered
locally significant.

As noted in section 9.1 above our analysis shows that Hounslow, as a limited
transfer borough, should be towards the more restrictive end of this banding.

A round table discussion with officers concerning a selection of industrial sites
in the borough®® demonstrated the importance of retaining each of the estates
reviewed as locally important industrial sites.

The workshop session also drew attention to the reuse of sites. Even if they are
currently vacant or have a relatively high vacancy level it was considered that
some could play a locally significant role and should be protected as such. If
not attractive for redevelopment for their previous use then other employment
uses should be considered as the first alternative. This highlights the
importance of current UDP policy E.1.5 (Development involving the loss of or
changes in employment uses).

The discussion also indicated the importance attached to airport related uses in
the vicinity of Heathrow. Such uses clearly play a key role in the borough'’s
employment offer, and our analysis of the commercial areas database indicates
both extensive presence of airport-related activities in L.B. Hounslow, and
particularly important clustering in the west of the borough (section 3.7 and
Figure 3.3). Section 3.7 argues that the conservative approach taken in the
survey means that the database and mapping tend to understate both the scale
of the airport relationship and its area of impact, although they give a very good
indication of patterns and main concentrations. The airport’s sphere of
influence covers much of the western sector of the borough, where accessibility
to the airport is particularly good, and thus that whole zone should in our view
be treated as one where Heathrow-related considerations are particularly
important.

Heathrow is a key driver of economic change and there are high premiums on
industrial land in proximity to the airport. With the growth of the airport and the
associated growth of related activities, demand will increase for land and
premises. We therefore recommend that estates within the western sector of
the borough (Figure 3-2) should be protected from release to alternative uses to
provide a supply of land for airport related uses.

9.4 ‘Other Sites’

Sites outside Strategic Employment Locations and which do not merit
designation as Locally Significant Industrial Sites represent the third tier in the
SPG hierarchy. This third tier of sites is not only limited to those industrial
estates surveyed as part of this study, but also includes smaller sites which
were not surveyed along with isolated employment uses.

However, just because a site does not merit designation as a LSIS does not
necessarily mean it is unsuitable for continued employment use. Consideration

12 |ionel Road (Commercial Areas Ref. 90), Victory Business Centre (Ref. 60), Green Lane (Ref. 30) and
Hampton Farm Industrial Estate (Ref. 18).



of any site must also be undertaken within the wider context of the tight demand
and supply balance of employment land in the Borough. Nevertheless, there
may be estates within this category which are considered unsuitable,
unattractive or unviable for continued or new employment uses and where
alternative uses may be suitable; subject to meeting the objectives of other
policies in the UDP/LDF and London Plan. In particular, residential uses,
including affordable housing, may be considered suitable in appropriate
locations (e.g.: where the proposed development is acceptable in terms of
residential amenity and would not impact on the operation of any adjoining
commercial properties).

Any application for redevelopment for alternative uses within these third tier
sites should therefore be the subject of a specific LDF policy. When
undertaking this analysis and determining whether a site should be released for
other uses we would suggest that the following factors be considered:

Does the site perform an important function in terms of its local or strategic
employment offer?

Is there a supply of suitable employment land elsewhere in the borough (or
nearby) which could provide alternative accommodation?

Has the site been adequately marketed for employment (we would
recommend a minimum marketing period of at least two years for smaller
premises and at least five years for larger sites)?

Are there any ‘blockages’ to its use that can be overcome through public
sector intervention and initiatives (for example, see section 9.6 below)?

Is the site suitable for other employment generating uses (other than those
falling under use classes B1, B2-B8)?

Could the site come forward for a mixture of uses of which employment
might form a component?

Would redevelopment impact on the operation of nearby commercial
premises?

Do current and future employment uses impact on residential amenity
(considering not just the use of the site but also associated impacts such as
traffic)?

9.5 Town Centres and Office Locations
Hounslow has four main centres, surveyed as part of our research and reported
in section 4. These are;

Hounslow;
Brentford;
Chiswick; and
Feltham.

The borough also contains three particular areas characterised by their office
function, also reported in Section 4. These are:

Bedfont Lakes;
Chiswick Park; and
The Great West Road.

Town centres are now at the heart of the Government’s urban renaissance and
sustainable development agendas. Maximising the efficiency of land through
the reuse and redevelopment of land and premises is promoted, providing for a
mix of uses and activities in well-served, accessible locations.

In line with this the Council should encourage a mix of activities in the town
centres, contributing to their vitality and a vibrant and varied local economy (and
indeed, does seek to achieve this through policies in the current UDP).
Employment uses appropriate to the town centre locations are encouraged and
should continue to be so where they do not conflict with other policy objectives
of the UDP/emerging LDF. Indeed, accessible sites in town centres, which
could be reused or redeveloped, should be considered ahead of less accessible



locations. In particular, the PTAL mapping (Figure 2-3) shows the high level of
public transport accessibility to Hounslow town centre compared to other parts
of the borough.

There is currently a surplus of office space in both the Western Wedge and the
West London sub-region of the larger, ‘prestige’ type office facilities. In
Hounslow, space exists at Chiswick Park for occupiers seeking such premises.

However, there is a need to maintain a supply of space for smaller companies
who do not have a need for, or the ability to pay rents for the type of space
currently available in the business park location offered by Chiswick Park.
Three of the centres surveyed (Hounslow, Brentford and Feltham) currently
have a supply of lower order or ‘secondary’ space which, whilst it may not be
suitable for or attractive to larger organisations, may suit companies providing a
more localised function, such as accountants and solicitors, and smaller
enterprises at an early stage of their growth. Indeed, as the UDP currently
states at para 7.6:

‘The Council wishes to promote economic growth and inward investment which
does not add to congestion but benefits the local labour force, local suppliers
and support enterprises, including small businesses.’

Chiswick town centre is an example of how space for small-scale companies,
often providing a local function, can be successfully integrated. Much of the
success of Chiswick town centre can be attributed to its proximity to central
London, its accessibility and more importantly, its intrinsic quality. These are
factors, particularly the last concerning quality, which are lacking in the
borough’s other main centres. Redevelopment incorporating a mixture of uses,
as appropriate, could increase the attractiveness and sustainability of these
locations.

In developing policies for the emerging LDF we recommend that the Council
builds on existing UDP policies and, in particular:

seeks to achieve a diverse mix of employment uses on a range of sites in
the borough and encourage new employment activity through the reuse of
commercial buildings and the redevelopment of sites;

encourage B1 (a) office uses to locate in the borough'’s town centres,
utilising opportunities to re-use or redevelop land and premises;

encourage new development to incorporate a mix of uses including
business, retail, residential and leisure uses as appropriate to the town
centre locations, increasing the vitality of those centres; and

where suitable sites or premises for B1 (a) uses do not exist in town centres
they should be directed to Chiswick Business Park, provided that
development meets sustainable development criteria, is viable and does not
undermine other policy criteria contained in the plan.

Great West Road

The Great West Road, as discussed in earlier sections of the report, raises a
number of issues and is thus considered in this separate section.

Different parts of the Great West Road vary considerably in terms of public
transport accessibility and quality of environment. In particular the analysis of
the industrial estates database and the town centres / business parks survey
has shown that some parts of the Great West Road are ‘performing well’; there
is a collection of modern business premises here, which are served by
historically high levels of parking provision, and units are occupied, many of
which are high profile, head quarter offices, such as the GlaxoSmithKline office
building, fulfilling the objective of the current E10 designation in the UDP.

However, a number of large sites exist which are vacant and are currently
subject to interest for mixed-use development. These sites have remained



vacant for some time and, based on our analysis presented in section 4.6
above, are not attractive in current market terms for large-scale office
development. UDP parking standards are now, correctly, very strict and
accessibility, particularly by public transport, is not particularly good (see Figure
2-3, PTAL mapping). This reduces the attractiveness of the area for high trip
generating employment purposes. This is exacerbated by the presence of tall,
narrow buildings many of which are unsuitable for modern office uses and are
costly to either redevelop or re-use. Indeed, this stock of buildings now
represents some of the lowest grade office blocks in the Western corridor and
competing premises are available in locations such as Chiswick Business Park,
which provides a high quality environment and has a higher level of public
transport accessibility, and in locations outside of London in the wider M4
corridor, which provide more flexible parking standards.

Such sites generate blight and cannot continue in their current state. However,
these sites do have a role to play in the wider sense of the Great West Road’s
status as a gateway to London from Heathrow and in securing regeneration
benefits - in terms of employment opportunities, community infrastructure and
environmental improvements - for the Brentford area.

It may therefore be necessary to consider other appropriate uses to
complement existing and future employment generating development in order to
contribute to the gateway function of the Great West Road and to secure
regeneration benefits for Brentford’s local community. Consideration of the type,
amount and location of other appropriate uses would be dependent on the
particular characteristics of individual sites and the prevailing market conditions.

9.6 Other issues

The research undertaken as part of this study and that informing our earlier
work in the sub-region for the LDA'® has pointed to a number of areas where
there are issues regarding the viability of reusing and redeveloping vacant sites.
Our work for the LDA showed that in many instances existing buildings, even if
unoccupied, will often be worth more than the underlying land. This means that
the potential for redevelopment for other employment uses is clearly less than
might appear at first sight. Adding the cost of section 106 contributions and
other development costs, such as improved site access arrangements, can
make development far from straightforward.

These difficult sites are likely to be those classified as the ‘poorer performing’
sites which might be considered suitable for release to other uses. However,
they may still have a role to play in the economy and employment offer in the
borough, particularly where they include space for companies providing a local
function.

It is on those sites that are ‘blocked’ and have been on the market for some
time without generating interest where policies may need to be relaxed in order
to help bring them forward. Rather than holding out for blanket industrial uses,
it may be beneficial to promote mixed-use developments, where other uses
could help fund the redevelopment of the site and make the development of
lower value uses financially viable. However, where this does happen,
employment uses should comprise a significant component of any scheme.

The Council can also assist in bringing these sites forward. UDP policies E.2.3
and E.2.4 concern the improvement of employment sites and premises in the
borough. In addition, the London Plan SPG notes that a large proportion of the
vacant or derelict industrial land in London has some kind of constraint affecting
immediate development. A number of recommendations** are suggested to
overcome this problem, which should be actioned by the GLA, Boroughs, LDA,
TfL and other partners and who should:

4 Llewelyn Davies with Michael Beaman Ltd for the LDA, January 2004, West London Employment Sites
Research, Draft Report
14 policy SPG 6; ‘Quality and Variety of Industrial Capacity’.

&/



Seek to enhance the operating environment within and around all viable
industrial areas;

Seek to secure low cost premises to meet local needs, encourage the re-
development of London’s industrial areas to enhance their offer as
competitive locations attractive to modern industry;

Seek imaginative, sensitive design and investment solutions which do not
entail a net loss of industrial employment capacity, which make more
efficient use of space and which enhance the environment within and around
industrial areas;

Depending on local circumstances planning agreements are likely to be
necessary to secure the draft London Plan objectives detailed in the SPG,
including premises for different types of industrial occupier, transport, e-
related and other infrastructure, contributions towards site assembly and
decontamination and meeting the needs of specialist industries; and

Make provision for demand for ‘difficult neighbour’ industrial uses in
environmentally acceptable locations within PILs, and through good design
ensure that they do not compromise the viability of other activities or the
regeneration potential of the area. Proposals for waste facilities should
accord with the policies of the draft London Plan and Waste Strategy.

These provide a broad framework of actions. However, a set of further
recommendations may be more appropriately applied to sites, helping to bring
them forward and assist the restructuring of the employment offer to cater for
new and emerging business sectors, such as SMEs which require small and
relatively inexpensive space but who are often priced out of the market both due
to land costs and the costs involved with refitting buildings. Some of these
recommendations need to be explored further and may involve partnership
working with the LDA, meeting both borough and strategic employment
objectives. These further recommendations include:

Use of CPO powers and land assembly to bring forward sites, particularly
those ‘difficult’ sites comprising a range of ownerships and where access
arrangements are required to bring about development;

Promotion of sites for employment uses or mixed-uses through the
production of development briefs or master plans;

Promotion of environmentally sensitive schemes and negotiations with
relevant agencies to overcome issues where development may affect areas
of nature conservation interest, protected open space (such as the Green
Belt) or flooding;

Promotion of sites for and provision of a mixture of uses, meeting policy
objectives and improving the attractiveness of locations for employment
uses, particularly office development;

Working with the LDA to expeditiate the development process by providing
units for SMEs (which may not be provided by the market under current
conditions) and where the LDA could take a lead role in marketing and
leasing the units; and

In partnership with the LDA (and others such as West London Alliance and
West London Business) to refurbish unoccupied buildings and sub-divide
them for re-use, particularly where the existence of a building on the site is
causing the blockage to redevelopment of the site.

&0
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Annex A: Use Classes Order (1987)

Table 10.1: Use Classes Order 1987

Use Description
Class

Al Shops, retail warehouses, hairdressers, undertakers, travel and
ticket agencies, post officers, dry cleaners etc
Pet shops, cats-meat shops, tripe shops, sandwich bars
Showrooms, domestic hire shops, funeral directors

A2 Banks, building societies, estate and employment agencies
Professional and financial services, betting offices

A3 Restaurants, pubs, snack bars, cafes, wine bars, shops for sale of
hot food

Sui Shops selling and/or displaying motor vehicles

Generis
Launderettes, taxi or vehicle hire businesses, amusement centres,
petrol filling stations

Bl (a) Offices, not within A2

B1 (b) Research and development, studios, laboratories, high tech

B1 (c) Light industry

B2 General industrial

B8 Wholesale warehouses, distribution centres, repositories

Sui Any work registrable under the Alkali, etc. Works Regulations Act,

Generis 1906

C1 Hotels, boarding and guest houses

C2 Residential schools and colleges
Hospitals and convalescent/nursing homes

C3 Dwellings, small businesses at home, communal housing of elderly
and handicapped

Sui Hostel

Generis

D1 Places of worship, church halls
Clinics, health centres, créches, day nurseries, consulting rooms
Museums, public halls, libraries, art galleries, exhibition halls
Non-residential education and training centres

D2 Cinemas, music and concert halls
Dance, sports halls, swimming baths, skating rinks, gymnasiums
Other indoor and outdoor sports and leisure uses, bingo halls,
casinos

Sui Theatres

Generis

Notes to Table:

A B1 use must be capable of being undertaken “in any residential area without
detriment to the amenity of that area by reason of noise, vibration, smell, fumes,
smoke, soot, ash, dust or grit”.

The Use Classes (Amendment) Order 1995 amends the 1987 Order by omitting
Classes B4 — B7 (special industrial groups B — E). Industrial processes
previously within these classes now fall within Class B2 (general industrial).

Sui Generis is a term which refers to a use on its own. Any planning use not
falling within a specific class within the Use Classes Order falls within this

category.

Review of use classes order




The Use Classes Order is currently under review, with research undertaken for
the DTLR (now the ODPM) undertaken in 2001".

In reviewing the Use Classes Order the research sought to reflect the changing
demands on land and space as new uses (i.e.: internet cafes and live work
units) have emerged since the last review, thus making the order appropriate to
current circumstances (although it is acknowledged that any review will always
lag behind the dynamics of the market).

The review has attempted to encapsulate the changing policy context and the
move towards sustainable development patterns, ensuring that different
activities and functions can make use of available land and buildings, and that
existing business space can be accommodating to rapidly changing needs.

The review recommends the following changes to Class B of the Use Classes
Order:

Table 10.2: Recommended changes to the Use Classes  Order (Class B)

Use Class | Description

Bla Offices other than financial and professional services provided for
visiting members of the public. Research and Development

Blb Clean Production Processes

B2 General Production Processes

B8 Storage and Distribution

Sui Any work registrable under the Alkali, etc. Works Regulation Act,

Generis 1906

The purpose of these changes are fivefold:

1. maintaining a high level of flexibility in the way that business
accommodation is used, particularly in the dynamic and growing service
sector

2. maintaining the opportunity for activities that might give rise to adverse
amenity effects through

3. noise, dust, fumes or vibration inherent in the processes undertaken to be
controlled by the need for planning permission

4. providing greater opportunity for the location in which commercial
development likely to generate a high transport demands may arise to be
taken into consideration

5. providing the opportunity for the value of retaining accommodation suitable
for light industry to be considered before space is changed to an office use.

15 Baker Associates & Imperial College, London, for the DTLR, September 2001, Review of Use Classes
Order and Part 4 of the GPDO (Temporary Uses)

«
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Annex B: Employment Land Supply

The LBH UDP (Adopted December 2003) contains a proposals schedule of
employment sites within the borough, as set out in below. These sites are
either allocated for employment development, have existing planning
permission or are currently under construction, with some almost completed.

Table 11.1: UDP Proposals Schedule — Employment Lan  d

uDP
Reference
Number

El

E2

E4

E7

E8

E9

E10

Ell

E12

E13

El4

Site Address

Extension to Shield
Road Industrial Estate,
Bedfont

Feltham Marshalling
Yards (East)

Bell Road/ Hanworth
Road, Hounslow

Lionel Road Goods
Yard, Brentford

Power Road Estate,
Chiswick High Road

Acton Works Bollo Lane

Great West Road
Employment Area

Area north of Challenge
Road Industrial Area,
Feltham

Chiswick Business Park

Industrial Estate West
of Green Lane

Hanworth Trading
Estate

2.14ha

11.43ha

0.67ha

3.0lha

6.45ha

12.67ha

53.76ha

4.67ha

13.78HA

14.01ha

11.71ha

Proposal

B1 and or B8

Blc, B2 and B8

Bl

B2, B8 and
certain Sui
Generis plus
some Bla

B1

B1, B2 and B8

Bl

Blc, B2 and B8

Bl

Redevelopment
or reuse of land
for Blc, B2 and
B8

Redevelopment
of reuse of land
for Blc, B2 or
B8

Agency

Private

Council/
Private/
Network
Rail

Council/
Private

Private

Private

Private

Private

Private

Private

Private

Comment

Approved as
part of Bedfont
Lakes scheme.
PP granted and
now
implemented

Final phase
under
construction

Accommodation
for small local
businesses

Planning brief
prepared

In operational
use and remain
so until the end
of the period

Development of
sites should
have regard to
relevant
planning briefs

Scheme
approved as
part of Bedfont
Lakes scheme

PP granted for
the whole site
and
construction has
commenced.
Some are
occupied




E15

E16

E17

E18

E20

E21

Ascot Road and land to
the east

North Feltham Trading
Estate

Bedfont Lakes High
Technology Business
Park

Twickenham Trading
Estate

Clock Tower and land
South of Worton Road

Western International
Market

9.5ha

37.73ha

18.8ha

6.42ha

7.64ha

12.17ha

Redevelopment
of reuse of land
for Blc, B2 or
B8

Redevelopment
of reuse of land
for Blc, B2 or
B8

Bl

Redevelopment
of reuse of land
for Blc, B2 or
B8

Redevelopment
of reuse of land
for Blc, B2 or
B8

Redevelopment
of reuse of land
for Blc, B2 or
B8 and some
sui generis
uses including
a market

Private

Private

Private

Council




12  Annex C: Development Pipeline

Table 12.1: Annual B1 Development Pipeline 1991 -2 001

Permitted Gross B2 Permitted Gross B2 Gross B2 Floorspace (m?)
Floorspace (m?) Not Started Floorspace (m?) Under Completions for Each Year
as at December 31 Each Construction as at
Year December 31 Each Year

1991 338,430 67,605 3,185
1992 325,990 30,580 40,505
1993 300,920 13,900 16,680
1994 266,830 3,800 0
1995 266,700 5,290 0
1996 257,720 12,080 29,285
1997 315,266 19,941 5,000
1998 310,095 18,144 8,321
1999 157,917 106,229 10,566
2000 153,395 101,528 19,689
2001 111,106 40,859 85,100
Total # # 238,331

Source: GLA Development Pipeline 1991-2001

Table 12.2: Annual B2 Development Pipeline 1991 -2 001

Permitted Gross B2 Permitted Gross B2 Gross B2 Floorspace (m?)
Floorspace (m?) Not Started Floorspace (m?) Under Completions for Each Year
as at December 31 Each Construction as at
Year December 31 Each Year
1991 19,930 2,090 0
1992 19,930 7,060 2,090
1993 12,590 0 7,060
1994 13,190 0 0
1995 13,190 0 0
1996 7,168 0 0
1997 8,764 2,014 0
1998 6,612 4,954 3,984
1999 25,564 11,283 9,476
2000 16,194 14,323 8,960
2001 13,965 22,408 3,475
Total # # 35,045

Source: GLA Development Pipeline 1991-2001



Table 12.3: Annual B8 Development Pipeline 1991 -2 001

Permitted Gross B8 Permitted Gross B8 Gross B8 Floorspace (m?)
Floorspace (m?) Not Started Floorspace (m?) Under Completions for Each Year
as at December 31 Each Construction as at
Year December 31 Each Year

1991 34,430 2,790 3,645
1992 33,130 12,070 2,790
1993 28,530 4,030 17,770
1994 36,238 0 8,670
1995 35,338 4,130 4,200
1996 17,111 1,360 31,050
1997 26,024 1,360 0
1998 61,737 9,544 0
1999 80,477 16,821 20,068
2000 67,447 15,353 14,498
2001 9,104 68,378 14,574
Total # # 117,265

Source: GLA Development Pipeline 1991-2001



Table 12.4: Outstanding Employment Planning Permiss

Existing Floorspace to
be lost e.g. demolition

/ change of use (m?)

Proposed
Floorspace (m?)

ions — In Commercial Areas

Date of
Planning
Permission

Status

Ascot Road Industrial
Estate

Unit 7 Ascot Road

Avia Park Industrial
Estate

Five Ways Business
Centre

Former Pilot Works
Site

Training Centre, North
Feltham Trading
Estate

Challenge Road,
Bedfont Industrial Park

Heathrow Causeway
Estate, Great South
West Road

The Baltic Centre, Alfa
Lavel Site

Former Homebase
Unit, Green Lane
Development Site,
Corner of Gunnersbury
Avenue
Gunnersbury
Roundabout,
Gunnersbury Avenue
Mount Road,
Hanworth Trading
Estate

Unit 69, Heston
Pheonix Business
Park

Depot Former Unigate
Daries, Popham Close

Wing House, Power
Road
Pullborough Way

Site on North Feltham
Trading Estate
Unit 27, North Feltham

Trading Estate

Unit 7, Haslemere
Heathrow Estate

North Feltham Trading
Estate, Spur Road

North Feltham Trading
Estate, Spur Road

Unit 6, Griffin Industrial
Estate

13,062 (B8)

1,150 (BS)

2,324 (D1)

1,213 (BS)

2,981 (B1)

7,107 (B1)
17,182 (B2)
1,533 (BS)

3,852 (Al)

1,306 (B8)

3,743 (B2)

1,150 (BS)
1,478 (BS)

1,125 (B1)
2,735 (B2)

2,042 (B8)

805 (B1)
805 (B2)
805 (B8)
2,415 (B8)

1,070 (B1)

4,175 (B1)
4,175 (B2)
4,175 (B8)
1,320 (A1)

2,076 (B1)
1,611 (B2)
1,611 (BS)
1,076 (B1)
25,011 (B1)
1,162 (B1)
1,162 (B8)

1,213 (B1)

27,405 (B1)

4,398 (B8)

1,495 (Sui generis)

19,750 (B1)

1,306 (Siu Generis)

1,405 (B1)

3,009 (B1
3,008 (B2)
3,008 (B8)

1,580 (B1)

1,478 (B2)

1,389 (B2)

3,234 (B1)
3,233 (B2)
3,233 (B8)
2,042 (B1)

1,252 (B8)

1,687 (B1)
1,688 (B2)
1,687 (B8)
1,070 (BS)

Erection of 2 buildings
for B1(c), B2 and B8.

C.0.U of warehouse —
construction training
facility

Demolition of existing
buildings. Erection of
building for B1/B2/B8
C.0.U to office/ light
industrial
Redevelopment to mixed
office/ telecoms related
facilities

C.0.U from educational
to B1-B8

C.0.U from warehouse
to crash repair centre

Erection of 3 storey
office building

Demolition of existing
building. Erection of 13
storey office building
with ancillary retail
space

Erection of front
extension and C.O.U
Erection of a 2 storey
building for motor
dealership

Erection of a 13 storey
office building

C.0.U from warehouse
to garage

Demolition of existing
buildings and erection of
new building including
B1/B2 and B8
Redevelopment of site
for a 2 storey building for
warehousing and light
industrial with ancillary
offices

Erection of a 3 storey
office building

C.0.U from B8 to either
B1(c), B2 or B8
Demolition of existing
buildings and erection of
2 units for light industrial
and general industrial
New development

C.0.U from warehouse
to data centre and
ancillary offices

Erection of a warehouse

Erection of a 2 storey
detached unit for B1(c),
B2 and B8

C.O.U from light
industrial to warehousing

19/11/02

04/11/03

08/07/99

09/01/01

10/05/01

02/09/03

07/10/03

10/07/01

31/01/00

23/01/03

20/08/00

10/09/02

03/11/00

07/07/03

08/03/01

29/10/01

17/08/00

26/09/03

25/08/99

18/10/00

06/06/01

24/07/01

04/07/02

Work
completed (Q1,
2004)

B

Work
completed (Q1,
2004)

G

Work
completed (Q1,
2004)

Work
completed (Q1,
2004)

G

Work
completed (Q1,
2004)
Work
completed (Q1,
2004)
Work
completed (Q1,
2004)




Source: Permissions and starts in Hounslow, GLA

Note:
The letters in the “Status” column in the table below mean the following:
G=Permission granted but not started, H=Appeal allowed but not started, B=Work started

Table 12.5: Outstanding Employment Planning Permiss  ions — Outside Commercial Areas

Europa House, Bath
Road

MOD Defence
Geographic Centre

Moss Pharmacy
Aviation Tool, Green

Lane

London Road

Rear of London Road

Existing Floorspace to Proposed Date of Status
be lost e.g. demolition Floorspace (m?) Planning
/ change of use (m?) Permission
1,800 (B1) 7,475 (B1) Redevelopment of site to | 01/08/01 G
2 storey office building
9,285 (B1) Demolition of existing. 24/07/01 B
Erection of map library,
stores and ancillary
offices
2,849 (B1) Loss of B1 and B8 28/03/03 Work
653 (B8) completed (Q1,
2004)
8,443 (B2) 1,949 (B1) Redevelopment to 25/07/02 G
1,949 (B2) provide new light
1,950 (B8) industrial/ general
industrial and
warehousing
2,493 (B1) 1,655 (B1) Demolition of south-east | 24/01/03 B (Work
part of offices and started 2003 —
central link. Erection of June)
4 storey link and
additional 5" storey
837 (B1) 119 Housing (C3) Demolition of existing 24/01/03 H

Units building to rear and
erection of a total of 9

buildings

Site B, Chiswick High
Road

Chiswick High Road

High Street, Brentford

Feltham Town Centre,
High Street, Feltham

Town Centre
Development, Key
Site One, High Street,
Hounslow

Hounslow Hospital,
Hospital Road

Source: Permissions and starts in Hounslow, GLA

Note:
The letters in the “Status” column in the table below mean the following:
G=Permission granted but not started, H=Appeal allowed but not started, B=Work started

Table 12.6: Outstanding Employment Planning Permiss  ions — In Town Centres

Date of Planning Status

Permission

Existing Floorspace to
be lost e.g. demolition /

Proposed
Floorspace (m?)

change of use (m?)

1,800 (B1) Erection of 6 storey 14/08/03 H
building for offices and
residential
552 (B1) 39 Housing (C3) Demolition of existing 28/03/02 G
Units building. Replaced by
residential flats
1,095 (B1) 31 Housing (C3) Conversion and 23/06/03 G
1,143 (B2) Units extension to existing
buildings
16,212 (A1) Comprehensive 05/04/02 G
1,138 (A3) redevelopment. Mixed
2,787 (B1) use including B1
3,716 (D1)
628 Housing (C3)
Units
19,800 (A1) Demolition of houses for | 31/07/02 G
1,112 (A3) a mixed use
29,091 (B1) development including
2,400 (B8) offices
1,192 (D1)
7,400 (D2)
146 Bedrooms (C1)
453 Housing (C3)
Units
6,410 (B1) Redevelopment of 20/10/00 G

hospital site to provide
new B1 building

Source: Permissions and starts in Hounslow, GLA

Note:
The letters in the “Status” column in the table below mean the following:




G=Permission granted but not started, H=Appeal allowed but not started, B=Work started

+1



13  Annex D: Industrial and Office Surveys
Methodology

The following is a list of the fields in the Industrial estates database and an
explanation of the methodology used to assess each field. It should form the
basis of future surveys to ensure the data is consistent.

13.1 Industrial Estates Survey
The following criteria were assessed for each industrial unit.

Assessment methodolog

Property reference

Not Valid

Vacant

Airport related

Number of storeys

Building condition

Materials
Predominant
Occupier

Neighbouring uses

Use Class

Activity

Source
Notes

Addresses

UDP designation

Building appearance

This index was added to if a new building was identified e.g. if the
last property on estate no 1 was indexed as 1.12, a new property
would be added to the database as 1.13

This box is checked if the building is no longer in employment use.
Some of the properties surveyed were either not free standing ie they
were part of other buildings, or were not an employment use e.g.
residential.

This box was checked if the predominant part of the property
appeared to be vacant.

This box was checked if the employment use appeared to be directly
related to LHR e.g. air cargo, air freight centres

As with all criteria in the survey, the number of storeys was based on
the predominant use of the property e.qg. if a building consists of a
one story warehouse with ancillary multi storey offices attached, it is
recorded as one story.

The building condition assessment is based on the external
appearance of the building and graded as either very good, good,
average, poor or very poor. This is based entirely on the judgement
of the team that carried out the survey.

The appearance refers to the age of the building. This will be either
“modern” — ie built within about 15 years, “renovated” or “other” —
built more than around 15 years ago

This refers to the predominant material of building: brick, concrete,
metal, glass, or other.

If the property is occupied by more than one building, the
predominant occupier (if there is one) is noted here

This refers to the surrounding land e.g. motorway, residential. Open
space etc.

The Use Classes Order (1987) was used for this field. The survey
was concerned with Industrial uses (B1b/c, B2 and B8) and Bla
offices.

The principal activity of each unit has been recorded using the UK
Standard Industrial Classification of Economic Activities 2003,
produced by the Office for National Statistics (ONS). The full
classification is available on the ONS website www.ons.gov.uk.

The source of the information was “Site Visit” in all cases.

This was included to allow any additional information to be added.
The thoroughfare name is the main road on which the estate is
located. The dependent thoroughfare has been added if there is a
smaller road within the estate. The postcode was determined using

website search facilities.

The UDP designation has been added or updated according to the
LBH UDP (adopted Dec 2003).
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13.2 Office Survey
The following criteria were assessed for each office unit.

Field Methodolog

Age As with the industrial estates survey, the age of the building was
based on the judgement of the team carrying out the site visits. The

grading used was “very new”, “modern” and “other”

Condition As in the industrial estates survey, this was based on external
appearance of the building — excellent, good, average, poor, very
poor

Number of levels The number of levels was recorded, including basement if this was

apparent from the site visit. As with the industrial estates survey,
the number of storeys was based on the predominant part of the

building.
Mixed used or single The type of office was recorded i.e.: whether it was a mix of office
use and other commercial/residential uses, or single use.
Level of vacancy This was recorded If units were obviously vacant e.g. if “to let”

signs were visible, or if it was in a state of dereliction. Again, this
referred to the predominant part of the building.

Occupiers The occupier(s) was recorded if it was on display
Sector/activity The sector (e.g. financial services, business, IT, telecoms, public
sector) was recorded, if this was visible or obvious from the name

of the occupiers.

Office type The office type was recorded if it had a clear function or occupier
e.g. HQ, branch, call centre, private individual

+(



14 Annex E: SIC Codes

The following is a list of the SIC codes for the activities found most frequently in

the Industrial Estates Survey. The codes were taken from the UK Standard

Industrial Classification of Economic Activities 2003

Activity SIC code

Cargo Handling, Storage and Warehousing
Freight Forwarding, Transport operations

Wholesale

Manufacturing

Vehicle repairs and sales
Supporting transport activities
Construction

Post and courier

Printing and related industry
Engineering

Catering, including airline catering
Cleaning services

Plant hire

Car hire

Head Office activities

TV production facilities

63.11 - 63.12
63.40

50
15.11-37.20
50.20, 50.40
63.2

45

64.1

22

45

55.52

74

71.32

71.10

74.15

92.10

++






15 Annex F: Commercial Estates Overview

ID Estate Name Summary Description
1 Cargo Service Mainly airport related, freight/distribution, warehouse with
Centre offices attached. Average — good condition, modern, brick or
metal, low vacancy
2 Ascot Road Mix of B2 and B8, airport related (freight/cargo) and general
Estate industrial. Fairly good condition. Low levels of vacancy,
though some buildings recently demolished.
3 New Square Park = Bla, hi-tech software, large occupiers. 2 of 11 buildings
vacant.
4 Clockhouse High quality office building, HQs of SAP, IBM, Deloitte, Logica
Place etc
5 Ashford Industrial = Freight, logistics, couriers, printing works, average quality, 5
Estate of 35 vacant, some recently demolished
6 Challenge Road Mainly car repairs, mix of quality, low level of vacancy
7 Bedfont Industrial = Mix of B2 and B8, 4 of 24 vacant, all good modern metal
Park North buildings. General industry, some airport related.
8 Maple Industrial 4 of 18 vacant, general industrial, very good, modern
Estate buildings, B1, B2 and B8
9 Feltham Small estate, mainly offices, good modern brick buildings,
Corporate Centre | surrounded by residential.
10 Five Ways 4 buildings, good condition, modern. one vacant, offices and
Business Centre B2.
11  Plane Tree All B2, good condition, no vacancies
Crescent
12  Felthambrook Mainly B8, warehouses for logistics and distribution, well
Industrial Estate used, good condition, modern.
13 Feltham Mix of Bla, B2 and B8. Freight, couriers, printing and car
Business repair. Mainly average condition and older stock.
Complex
14  Forest Road Mix of B2 and B1la, fairly good condition. Low vacancy
15  Browells Lane Mix of office and industrial. 2/12 vacant. Some very good
condition, others poor.
16 Hanworth Mainly B2 and B8. A handful vacant. Mix of conditions,
Trading Estate mainly concrete/brick.
17 | Popham Close Mainly B8 , very good condition, modern ¥4 vacant
18  Hampton Farm Average condition, older stock, ¥ vacant
Industrial Estate
19 Radius Park Logistics and transport — all airport related
20 Dukes Green Very good condition, modern, Bla
Avenue
21 | Griffin Centre Over ¥z vacant, Bla and B8
22 North Feltham Mainly B8, also B2. Mainly airport related freight, also car
Trading Estate repairs and general industry. Some very good condition,

others average, some poor. About 15% vacant.
23 | Sun Life Trading = Average condition, airport related B8
Centre
24 Heathrow Modern, average condition, airport freight.
Causeway Estate
25  Haslemere Airport related B8, low vacancy
Heathrow Estate
(Cranebank)
26  Heathrow Airport related B8. well used
International
Trading Estate
27  Lawrence Estate = General industrial, some airport related, low vacancy. Medium
condition/age.
28 | Maple Grove Airport related B8 and associated Bla. Good condition.
Business Centre
29 | Pulborough Way @ 1/5 vacant, general industrial, some airport related premises.

30  Green Lane Some now demolished/derelict. Freight/cargo. Average-poor
condition of buildings.
31  Prologis Park Very good, modern airport B8
32 | Central Park Average good, B2/B8. Quite a few vacant.
Estate
33 | Feltham Royal Mail B8
Marshalling

Yards




34
35
36
37
38
39
40
41
42
43
44
45

46

47
48

49

50

51

52

53

54

55

56

57

58

59
60
61
62
63
64
65
66
67
68
69

70

Bulls Bridge
Industrial Estate
Christopher Road

Western
International
Market
Harlequin Centre
Serco

Victory Way

The Heston
Centre

Airlinks Industrial
Estate

The Spitfire
Estate

Parkway Trading
Estate

Heston Industrial
Estate

Heston Phoenix
Distribution Park
Heston Industrial
Mall

National Works
Lascar Works

Hounslow
Business Park
Derby Road
Estate

Inwood Business
Park

The Heath
Business Centre
Bridge Road
Depot

Worton Hall
Industrial Estate
Greenhams
Depot

London Road
East

Metro Industrial
Centre
Isleworth
Business
Complex

Clock Tower
Road

Victory Business
Centre
Twickenham
Trading Estate
London Road
Works

Syon Gate Way
Gillette
Harlequin
Avenue
Centuars
Business Centre
Transport
Avenue

West Cross
Centre

Great West
Trading Estate
Brentside

Generally poor condition but well used, car repairs.
Average condition, older buildings. General industrial. Well
used.

Retail market - retail with some B8 space provided. Most of
the mapped buildings not valid.

Good modern offices

Freight

Good modern offices

Mostly vacant, average-good quality. B8

Mostly food manufacturing — probably airport related. Well
used — very few vacant.

TNT express delivery, good, modern, no vacant

Good condition, B8 and Bla, couriers and general ind.
Mixed industry. Good condition.

Mixed industry B2/B8 some airport related. Average
condition, some vacancies.

Logistics, freight, food, general industrial .Average to good
condition. Noticeable vacancies

Mixed industrial, well used. Ave/good modern.

Access denied — site being surveyed for chemical
contamination

Bla

Yavacant, B8, B2, average — poor condition

Mainly B8

B8 some vacant

Hounslow depot

Mainly B2, not particularly good quality, a handful vacant
Warehouses, no vacancies

Car repairs and warehouses

Warehouse and offices, average- good condition, no
vacancies

Mix of uses, few vacancies

Mix of uses, well used, older buildings average quality

B8 %1 vacant, older average condition buildings
Warehouses, few vacancies, ave quality

Mainly B8, well used, older buildings

Modern warehouses

Good quality, Gilette factory and offices

Mix of uses, older buildings

Good condition, modern, HQ functions

Generally average condition, mix of uses B2 and B8
Mainly average older sheds, very well used, average quality

B8 average/poor condition

Good modern offices, well used




71

72
73

74
75
76
77
78
79
80
81
82
83

84
85

86
87

88

89

90

91

92
93

94

95

96
97

98

99

Executive Centre
Brentford
Business Cente
Brickfield Close
Brentwaters
Business Park
Commerce Road
Estate
Riverbank Way
GSK

Former Pilot
Works

Reynard Mills
Trading Estate
Garrett House
Kew Bridge Road
Brook Lane North
Layton Road
Brook Lane
Business Centre
Baltic Centre
Ealing Road
Trading Estate
Walllis House
Phoenix Trading
Park

Kew Bridge Road
Kew Bridge
Distribution
Centre

Lionel Road

Capital
Interchange Way
Data General
Gunnerbury
Roundabout
Power Road

Chiswick
Business Park
Bollo Lane
Barley Mow
Passage

Hogarth Business
Park

Griffin Brewery

Average older offices, well used

Older depot/warehouse
Average condition, car repairs well used

Mix of uses, mainly warehouse, about 1/5 vacant, older,
average quality

Telecom, headquarters — Samsung, C&W Bla

GSK, good quality, modern glass Bla

Predominantly vacant site

BBC distribution mainly, well used

Offices, older average condition, various activities

See 88

Retail warehouses

B2/B8

Average quality, modern, some airport related, B8, well used

All vacant
All Vacant

All Vacant/demolished
Media distribution and associated Bla, good quality

Older, average condition Bla
14 Bla electronics/media, good quality, ¥2 B8/B2

Car rental/construction/plant hire average-poor, B2, some
vacancies
Bla HQ function e.g Waterstones, Tie rack, older offices

Good quality Bla, well used
B&Q retail warehouse

Bla and B2 well used, low level of vacancy, does not seem to
be related to LHR, generally average, older buildings.
Good modern glass Bla, telecoms, media and real estate

London underground B8 and others

Good condition/quality renovated brick B8, various — media,
software distribution.

Good condition, older Bla and B8

Brewery, average brick

+/
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16 Annex G: Estate Assessment Table

This section of the report assesses the 99 sites in the Commercial Areas
database against the criteria set out in SPG to the London Plan.

As the SELs comprise a collection of sites we have grouped these together and
present them at the start of the assessment table. Similarly, we have pulled out
the collection of sites on the Great West Road comprising the ‘Special Case’
area.

Those sites and estates which the analysis shows to be poorly performing are
highlighted. As notes in the main body of the report, although these sites are
considered to be poorly performing now, it does not necessarily mean they do
not have the potential to be used for employment uses in the future.

Finally, the purpose of the SPG criteria is to test industrial sites. It has thus not
been possible to apply the criteria to the defined business park locations in the
borough.



Estate Name

Industrial Demand

North Feltham Trading
Estate

Brentford: Transport
Avenue Industrial Area

Brentford: Commerce
Road

Great West Road
(part)

Strategic Factors Site Characteristics

Performs well. Meets
demand for both short
term and strategic long-
term industrial
development. A high
proportion of airport
related activity.
Provides
accommodation for
airport activities with
high space
requirements.
Performs well. lIts role
is both strategic and
local and supports
strategically important
clusters of activity. In
particular meets
demand for waste and
recycling.

Performs well. Estate
accommodates
activities serving both
local area and Central
London. Supports
important clusters of
activity.

Performs well.
Strategically important
group of estates
performing both a
London wide and
international function,
including BskyB
Campus. High
incidence of airport
related activity afforded
by good road links to
Heathrow.

Performs well. Site well
served by major road
network with ease of
access to Heathrow.
Some residential
development border the
west of the site, but
size of site provides
scope for 24 hour
working / bad
neighbour uses.

Performs well. Site is
well located in relation
to strategic highway
network. Adequate on-
site parking and turning
space. No residential
neighbours offering
potential for 24 hour
working / bad
neighbour uses.
Performs moderately.
Site is well located in
relation to strategic
highway network but
access onto congested
Brentford High Street.
New residential
development at
southern end of site
and across the canal to
the east.

Performs well. Site is
well located in relation
to strategic highway
network. No residential
neighbours offering
potential for 24 hour
working / bad
neighbour uses.

Factors

Performs well.
Relatively high levels of
vacancy at 19% (24
units of 129 vacant) but
evidence of quick
turnover and short
vacancy periods and
ongoing redevelopment
and renewal.

Performs well. 100%
occupancy.

Performs moderately.
High vacancy level -
20% (5 units of 20) but
evidence of quick
turnover and short
vacancy periods.

Performs well. Very
low vacancy rate — 5
units vacant in 6
estates.




Gt. West Road
Estate Name

Industrial Demand

Baltic Centre (84),
Ealing Rd Trading Est.
(85), Walllis House (86)
& Phoenix Trading
Park (87)

Performs moderately.
A collection of mainly
vacant and derelict
sites; however plays a
key role as a
strategically important
location and a gateway
to London from
Heathrow.

Strategic Factors Site Characteristics

Performs moderately.
Site is well located in
relation to strategic
highway network, but
has low public transport
accessibility. Low
quality office stock.

Factors

Performs poorly. Very
high levels of vacancy.
Evidence of long-term
vacancies.

Estate Commentar

Strategic Factors Site Characteristics Industrial Demand
Factors

Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow.
Offers potential for in-
situ expansion.

01. Cargo Service

Centre

Performs well. Meets
demand for both short
term and strategic long-
term industrial
development due to its
proximity to Heathrow.
Offers potential for in-
situ expansion.

02. Ascot Road
Estate

03. New Square
Park

Business park. Cannot
assess against SPG
criteria.

04. Clockhouse Business park. Cannot

Place assess against SPG
criteria.
05. Ashford Performs well. Estate

Industrial Estate = meets demonstrable
strategic long term
demand for industrial
development due to its
proximity to Heathrow

06. Challenge Road = Performs well. Estate
meets demonstrable
strategic long term
demand for industrial
development due to its
proximity to Heathrow.
Offers potential for in-
situ expansion. Also
provides a number of
smaller units
contributing to local

Performs well. Well
located for highway
network. Immediately
adjacent to the airport.
No residential
neighbours offering
potential for 24 hour
working / bad
neighbour uses.
Performs well. Well
located for highway
network with ease of
access to Heathrow.
No residential
neighbours offering
potential for 24 hour
working / bad
neighbour uses.

Performs well. In
particular, has good
road access and
provides space for
goods vehicles.
Provides a number of
smaller low cost units
serving the airport.
Performs moderately.
Has fairly good road
access. Provides a
number of smaller low
cost units important to
the local economy

Performs well. Estate
has good occupancy
levels. Is also in area
of airport influence and
very high proportion of
activity directly airport
related.

Performs well. Estate
has good occupancy
levels performing short
term function in respect
of T5 contractors and
longer term
redevelopment
proposals. Is also in
area of airport influence
and has a high
proportion of activity
directly airport related

Performs well. Estate
has good occupancy
rates. Is also in area of
airport influence.

Performs well. Estate
has good occupancy
rates. Located within
the area of airport
influence.




07.

08.

09.

10.

11.

Bedfont
Industrial Park
North

Maple Industrial
Estate

Feltham
Corporate
Centre

Five Ways
Business
Centre

Plane Tree
Crescent

employment objectives
and economic diversity
Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow.
However, none of the
current activities
directly airport related.
Offers potential for in-
situ expansion.
Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow
Is part of a cluster of
industrial sites,
containing disparate
activities e.g.
publishing/printing,
manufacturing,
construction and post
handling. Small low
cost units contributing
to local employment
objectives and local
economic diversity.
Performs well. Meets
demand for both short
term and strategic long-
term industrial
development. Is part of
a cluster of industrial
sites, containing
disparate activities e.g.
publishing/printing,
manufacturing,
construction and post
handling.

Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow.
Is part of a cluster of
industrial sites,
containing disparate
activities e.g.
publishing/printing,
manufacturing,
construction and post
handling.

Performs well. Estate
meets demonstrable
strategic long term
demand for industrial
development due to its
proximity to Heathrow.

Performs moderately.
Has fairly good road
access. Provides a
number of smaller low
cost units important to
the local economy. No
residential neighbours
offering potential for 24
hour working / bad
neighbour uses.

Performs moderately.
Adequate location for
access to road
network. Poor public
transport accessibility.
Residential neighbours.
Provides lower cost
industrial
accommodation
suitable for small, start-
up or lower value uses
important to local
economy.

Performs moderately.
Adequate location for
access to road
network. Poor public
transport accessibility.
Residential neighbours,
but relatively well
screened from
residential and served
via a separate road.

Performs moderately.
Adequate location for
access to road
network. Public
transport facilities
accessible. Poor public
transport accessibility.
Residential neighbours,
but relatively well
screened from
residential and served
via a separate road.

Performs moderately.
Adequate location for
access to road
network. Poor public
transport accessibility.
Residential neighbours,

Performs moderately.
Estate has several
vacant units (17% units
vacant). Located within
the area of airport
influence.

Performs moderately.
Estate has a number of
vacant units (17% of
units vacant). Located
within the area of
airport influence.

Performs well. Estate
has good occupancy
rates (100%). Located
within the area of
airport influence.

Performs moderately.
Estate has seemingly
high vacancy levels
(25% units vacant) —
but this is one unit of
four and located within
industrial area where
vacancies are generally
low. Also within the
area of airport
influence.

Performs well. Estate
has 100% occupancy
and is located within the
area of airport
influence.




12.

13.

14.

15.

Felthambrook
Industrial Estate

Feltham
Business
Complex

Forest Road

Browells Lane

Is part of a cluster of
industrial sites,
containing disparate
activities e.g.
publishing/printing,
manufacturing,
construction and post
handling.

Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow.
Is part of a cluster of
industrial sites,
containing disparate
activities e.g.
publishing/printing,
manufacturing,
construction and post
handling.

Performs well. Meets
demand for both short-
term and strategic long-
term industrial
development. Is part of
a cluster of industrial
sites, containing
disparate activities e.g.
publishing/printing,
manufacturing,
construction and post
handling. Small low
cost units contributing
to local employment
objectives and local
economic diversity
Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow.
Is part of a cluster of
industrial sites,
containing disparate
activities e.g.
publishing/printing,
manufacturing,
construction and post
handling.

Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow.
Is part of a cluster of
industrial sites,
containing disparate
activities e.g.
publishing/printing,
manufacturing,

but relatively well
screened from
residential and served
via a separate road.

Performs moderately.
Adequate location for
access to road
network. Poor public
transport accessibility.
Residential neighbours,
but relatively well
screened from
residential and served
via a separate roads.

Performs moderately.
Adequate location for
access to road
network. Public
transport facilities
accessible. Residential
neighbours. Provides
lower cost industrial
accommodation
suitable for small, start-
up or lower value uses
important to local
economy.

Performs moderately.
Adequate location for
access to road
network. Public
transport facilities
accessible.

Performs moderately.
Adequate access to
public transport, and
road network.
Neighbours include
schools, leisure and
health facilities. In
proximity to Feltham
town centre.

Performs moderately.
14% vacant (2 units)
but in area of industrial
activity where
vacancies are generally
low. Also located within
the area of airport
influence.

Performs well. 100%
occupancy and is
located within the area
of airport influence.

Performs well, 100%
occupancy and is
located within the area
of airport influence.

Performs moderately.
17% vacant (2 units).
Located within the area
of airport influence.




16.

17.

18.

19.

20.

21.

22.

23.

Hanworth
Trading Estate

Popham Close

Hampton Farm
Industrial Estate

Radius Park

Dukes Green
Avenue

Griffin Centre

North Feltham
Trading Estate
Sun Life

Trading Centre

construction and post
handling.

Performs moderately.
Existing industry serves
Heathrow and
comprises an
assortment of activities
serving West
London/London.
Designated an
employment proposal
site in UDP.

Performs well. Estate
has potential to meet
demonstrable strategic
long term demand for
industrial development
due to its proximity to
Heathrow.

Poorly performing.
Existing industry
appears to serve
neither Heathrow nor
the local area. Does
not appear to perform
either a strategic or
local function.

Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow
and high proportion of
directly airport related
Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow.
Also supports clusters
of industrial activity.
Performs poorly. No
apparent airport related
uses despite close
proximity to Heathrow.
None of the occupiers
appear to be serving
local area. Does not
appear to be
performing a strategic
or local function.

Performs well. Well
located for strategic
road network (A316)
butisina
predominantly
residential area (but
large estate with scope
for dirtier uses away
from boundaries).

Performs well. Well
located for strategic

road network (A316)
Well screened from

residential.

Performs moderately.
Well located for
strategic road network
(A316) but is bordered
by residential
development. Provides
small /low cost units but
high vacancy rates
indicate such provision
is not of strategic or
local importance.
Performs well. Well
located for road
network and good on
site access. Located
close to public
transport facilities
(Piccadilly line
underground)
Performs well. Well
located in relation to
strategic/local road
network. Fairly good
public transport
accessibility for Bla
uses in estate.

Performs moderately.
Is well located in
relation to
strategic/local highway
network.
Predominantly
residential area but well
screened.

SEL — See commentary in table above.

Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial

Performs well. Well
located in relation to
strategic road network.
No immediate

Poorly performing.
Vacancy rates are high
(25% of units vacant)
and increased since the
1999 survey. However,
the estate is located
within the area of
airport influence.

High vacancy rate
(27%) but is a new
estate and performance
cannot be assessed
until marketing has had
time to take effect.
Located within the area
of airport influence.
Poorly performing.
Vacancy rates are high
(25% of units vacant)
and increased since the
1999 survey. However,
the estate is located
within the area of
airport influence.

Performs well. 11%
vacancy (1 unit of 9)
and located within the
area of airport
influence.

Performs well. 100%
occupancy (4 units) and
located within the area
of airport influence.

Performs poorly. High
vacancy levels,
compared with full
occupancy in 1999
survey. However,
estate is located within
the area of airport
influence.

Performs well. 100%
occupancy. (5 units)
and located within the
area of airport




24,

25.

26.

27.

28.

Heathrow
Causeway
Estate

Haslemere
Heathrow
Estate

Heathrow
International
Trading Estate

Lawrence
Estate

Maple Grove
Business
Centre

development due to its
proximity to Heathrow
and high proportion of
directly airport related
activity (60%). Part of
a larger area of
industrial activity.
Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow.

Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow
and high proportion of
directly airport related
activity (33%). Part of
larger area of industrial
activity.

Performs well. Meets
demand for both short-
term and strategic long-
term industrial
development and high
proportion of directly
airport related activity
(38%). Part of larger
area of industrial
activity.

Estate cleared and
awaiting new
development.
However, due to its
location within the
sphere of influence of
Heathrow, meets
demonstrable strategic
long term demand for
industrial development.
The location is also
advantageous due to
its location within a
cluster of similar
employment uses.
Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow
and significant airport
related activity. Part of
larger area of industrial
activity. Small low cost
units contributing to
local employment
objectives and local

residential neighbours
offering potential for 24
hour working / bad
neighbour uses.

Performs well. Well
located in relation to
strategic road network.
No immediate
residential neighbours
offering potential for 24
hour working / bad
neighbour uses.
Performs moderately.
Well located in relation
to strategic road
network. Residential
neighbours to north
well screened offering
potential for 24 hour
working / bad
neighbour uses.

Performs moderately.
Well located in relation
to strategic road
network. No immediate
residential neighbours
offering potential for 24
hour working / bad
neighbour uses.

Performs well. Well
located in relation to
strategic road network.
No immediate
residential neighbours
offering potential for 24
hour working / bad
neighbour uses.

Performs well. Well
located in relation to
strategic road network.
Good quality premises.
No immediate
residential neighbours
offering potential for 24
hour working / bad
neighbour uses.
Provides lower cost
industrial
accommodation
suitable for small, start-

influence.

Performs moderately.
22% (2 units) vacant.
Located within the area
of airport influence.

Performs moderately.
13% (2 units) vacant.
Located within the area
of airport influence.

Performs well. 100%
occupancy (8 units) and
located within the area
of airport influence.

Potential to perform
well. 27% (3 units)
vacant — but due to
clearance and
redevelopment.
Located within the area
of airport influence.

Performs well. 9% (I
unit) vacant and located
within the area of
airport influence.




29.

30.

31.

32.

33.

34.

Pulborough
Way

Green Lane

Prologis Park

Central Park
Estate

Feltham
Marshalling
Yards

Bulls Bridge
Industrial Estate

economic diversity

Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow
and high proportion of
directly airport related
activity. Part of larger
area of industrial
activity.

Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow
and high proportion of
directly airport related
activity). Also supports
clusters of industrial
activity.

Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow.
Part of larger area of
industrial activity.
Performs poorly. Few
airport related activities
recorded, although
1999 survey recorded a
high incidence of
airport related activity.

Estate has potential to
perform well. Meets
demonstrable strategic
long-term demand for
industrial development
due to its proximity to
Heathrow.

Performs moderately.
Meets demonstrable
strategic long-term
demand for industrial
development, but
generally very poor
quality premises.
Provides low cost
accommodation
important to local

up or lower value uses
important to local
economy.

Performs well. Well
located in relation to
strategic road network.
No immediate
residential neighbours
offering potential for 24
hour working / bad
neighbour uses

Performs well. Well
located in relation to
strategic road network.
No immediate
residential neighbours
offering potential for 24
hour working / bad
neighbour uses. Site
provides small/low cost
units suitable for start
ups/small local
businesses.

Performs moderately.
Well located in relation
to strategic road
network. Good quality
premises with one
building providing small
units.

Performs moderately.
Well located in terms of
strategic and local
highway network. Poor
public transport
accessibility.
Residential
development border
site to the east.
Performs well. Well
located in relation to
strategic highway
network. Good quality,
large-scale premises.
No immediate
residential neighbours
offering potential for 24
hour working / bad
neighbour uses
Performs well. Well
located in relation to
strategic highway
network. No residential
neighbours offering
potential for 24 hour
working / bad
neighbour uses.
Located next to canal
therefore potential for

Performs moderately.
20% (4 units) vacant.
Located within the area
of airport influence.

Performs moderately
18% (6 units) vacant.
Located within the area
of airport influence.

Performs moderately. 1
unit of 4 vacant.
Located within the area
of airport influence.

Performs poorly. High
vacancy levels (35%
units vacant) - higher
than 1999 survey.
However, estate is
located within the area
of airport influence.

Currently has high
vacancy rate due to
new development and
performance cannot be
assessed until
marketing has had time
to take effect. Located
within the area of
airport influence.

Performs moderately.
17% (4 units) vacant.
Located within the area
of airport influence.




35.

36.

37.

38.

39.

40.

41.

Christopher
Road

Western
International
Market

Harlequin

Centre

Serco

Victory Way

The Heston
Centre

Airlinks
Industrial Estate

economy.

Performs well. Meets
demand for both short
term and strategic long-
term industrial
development. Small
low cost units
contributing to local
employment objectives
and local economic
diversity

Performs well. Meets
demonstrable short-
term and strategic long-
term demand. Serves
local area. Wholesale
market performs
strategic function for
west / central London
Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow.
Is part of a larger area
of industrial activity
Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow.
Is part of a larger area
of industrial activity.
Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow.

Performs moderately.
Occupiers include
several airport related
activities; however
vacancies are high.

Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow.

water related
industries.

Performs well. Well
located in relation to
strategic highway
network. Provides
lower cost industrial
accommodation
suitable for small, start-
up or lower value uses
important to local
economy.

Performs well. Well
located in relation to
strategic highway
network. No residential
neighbours offering
potential for 24 hour
working / bad
neighbour uses.
Performs well. Well
located in relation to
strategic highway
network. No residential
neighbours offering
potential for 24 hour
working / bad
neighbour uses.
Performs well. Well
located in relation to
strategic highway
network. No residential
neighbours offering
potential for 24 hour
working / bad
neighbour uses.
Performs well. Is well
located in relation to
the strategic highway
network (immediate
access to M4). Does
not affect surrounding
residential areas
offering potential for 24
hour working / bad
neighbour uses.
Performs well in
relation to motorway
(M4). Does not affect
surrounding residential
areas offering potential
for 24 hour working /
bad neighbour uses.

Performs well. Is well
located in relation to
the strategic highway
network (immediate
access to M4). Does
not affect surrounding

Performs well. 100%
occupancy and located
within the area of
airport influence.

Performs moderately,
with 1 large unit vacant
of 6. Located within the
area of airport
influence.

Performs well. 100%
occupancy (3 units)
Located within the area
of airport influence.

Performs well. Estate
consists of one unit -
currently occupied.
Located within the area
of airport influence.

Performs well. 100%
occupancy (4 units),
and located within the
area of airport
influence.

Performs poorly. High
vacancy levels. 64%
vacant units. None
recorded as vacant in
1999 survey. However,
estate is located within
the area of airport
influence and adjacent
to a number of estates
which are performing
well.

Performs well. 8% (2
units) vacant. Located
within the area of
airport influence.




42.

43.

44,

45,

46.

47.

The Spitfire
Estate

Parkway
Trading Estate

Heston
Industrial Estate

Heston Phoenix
Distribution
Park

Heston
Industrial Mall

National Works

Also supports clusters
of industrial activity.
Small low cost units
contributing to local
employment objectives
and local economic
diversity

Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow.
Also supports clusters
of industrial activity

Performs well. Estate
meets demonstrable
strategic long-term
demand for industrial
development due to its
proximity to Heathrow.
Also supports clusters
of industrial activity
Performs moderately.
Occupiers include a
number of companies
involved with
distribution and
logistics and estate
should be retained to
ensure land is provided
for such uses
Performs moderately;
high vacancy rates,
however supports
strategically important
clusters of activity
(airport related) and
should be retained to
ensure land is provided
for such uses
Performs poorly in
terms of high levels of
vacancies; however
supports strategically
important clusters of
activity (airport related)
and should be retained
to ensure land is
provided for such uses.

Performs well.

residential areas
offering potential for 24
hour working / bad
neighbour uses.
Provides lower cost
industrial
accommodation
suitable for small, start-
up or lower value uses
important to local
economy.

Performs well. Is well
located in relation to
the strategic highway
network (immediate
access to M4). Does
not affect surrounding
residential areas
offering potential for 24
hour working / bad
neighbour uses.
Performs well. Well
located in relation to
strategic highway
network. Good quality
premises.

Well located in relation
to strategic highway
network. Does not
affect residential areas
in the locality. Good
quality premises.

Site is well located in
relation to strategic
highway network

Performs poorly.
Single estate (not part
of a cluster) in
residential area. Well
located in relation to
strategic highway
network. Provides
small/low cost units
suitable for start up or
small local businesses,
but high vacancy rates
indicates such
provision is not of
strategic or local
importance.

Performs moderately.

Performs well. All 6
units currently
occupied. Located
within the area of
airport influence.

Performs moderately. 3
of 14 units currently
vacant. Located within
the area of airport
influence.

High vacancy rate (27%
units vacant), but
strategically important
due to location within
the area of airport
influence.

Vacancy rates are high
but plans exist for
reuse. Estate also in
are of airport influence.

Performs poorly. High

vacancy rates (26% of

units vacant). However,
located within the area

of airport influence.

Performs moderately.




48. Lascar Works

49. Hounslow
Business Park

50. Derby Road
Estate

51. Inwood
Business Park

52. The Heath
Business
Centre

53. Bridge Road
Depot

54. Worton Hall
Industrial Estate

55. Greenhams
Depot

Provides units serving
local residential and
commercial areas, and
small/low cost
accommodation.
Contributes to local
economic diversity.
Performs moderately.
Meets demands i.e.: no
vacancies, but does not
obviously serve a
strategic purpose.

Performs well.
Provides small units
serving local residential
and commercial areas.
Contributes to local
economic diversity.

Performs poorly;
however offers
provision for small
units, but high vacancy
rates indicate such
provision is not of
strategic or local
importance.

Performs well.
Provides small units
serving local residential
and commercial areas.
Diverse mix of activities
serving local area,
central London and
benefiting from
proximity to Heathrow.
Performs moderately.
Offers provision for
small units and
performs a local role.

Performs well.
Essential local service.

Performs well.
Provides small units
serving local residential
and commercial areas.
Contributes to local
economic diversity and
includes activities
serving local and wider
area. Part of a larger
area of industrial
activity.

Performs well. Industry
serving London and

Well located in relation
to highway network.
Surrounded by
residential. Not part of
larger industrial area.

Performs moderately.
Site well located for
strategic road network,
town centre and public
transport. Residential
neighbours.

Performs well. Site
very close to town
centre and public
transport facilities. Well
located for strategic
road network, town
centre and public
transport.

Performs well. Site
well located for town
centre and public
transport, and road
connections

Performs moderately.
Site well located for
town centre and public
transport. Moderately
well located for road
network.

Performs moderately.
Site well located for
town centre and very
close to Hounslow
station.

Performs moderately.
Site well located for
Hounslow town centre
and public transport.
Moderately well located
in relation to strategic
road network.

Performs well. Is well
located in relation to
road network, and
accessible by public
transport. Good quality
premises.

Performs well. Is well
located in relation to

24% (3 units) vacant.

Performs well. 100%
occupancy.

Performs moderately.
22% vacant (2 units).

Performs poorly.
Vacancy rates higher
than in 1999 survey.
However, estate is
located within the area
of airport influence.

Performs well. 1 unit of
9 vacant.

Performs moderately.
One vacant unit of two.
Located within the area
of airport influence.

Performs well. Units
occupied by LB
Hounslow
environmental services.

Performs moderately.
12% vacant (4 units)
but these may be
recently completed
units.

Performs well. 100%
occupancy.




56.

57.

58.

59.

60.

61.

62.

London Road
Estate

Metro Industrial
Centre

Isleworth
Business
Centre

Clock Tower
Road

Victory
Business
Centre

Twickenham
Trading Estate

London Road
Works

South East.
Contributes to local
economic diversity.
Performs well. Meets
demand for local
industry

Performs well.
Contributes to local
economic diversity and
contains local and
London serving
activities.

Performs well.
Contributes to local
economic diversity.
Central London serving
activities.

Performs well. Diverse
mix of activities serving
local area but mainly
the wider London and
South East.

Performs moderately.
Contributes to local
economic diversity.
Provides warehouse
accommodation for
activities with large
floorspace
requirements.

Performs well.
Contributes to local
economic diversity.
Provides space for
activities with large
floorspace
requirements.
Performs moderately.
Contributes to local
economic diversity.

road network, and
accessible by public
transport.

Performs well. Well
located for town centre
and public transport as
well as strategic road
network. Provides
lower cost industrial
accommodation
suitable for small, start-
up or lower value uses
important to local
economy. Some
modern good quality
premises.

Performs moderately.
Well located for public
transport facilities and
town centre. Provides
lower cost industrial
accommodation
suitable for small, start-
up or lower value uses
important to local
economy. However,
site traffic could add to
local congestion.
Performs moderately.
Provides lower cost
industrial
accommodation
suitable for small, start-
up or lower value uses
important to local
economy.

Performs well. Well
located for road
network and public
transport

Performs moderately.
Access adequate via
local road network.
Residential
development borders
north and west of site.

Performs well. Well
located for road
network. Residential
borders southern edge
of estate.

Performs moderately.
Well located for road
network. Residential
development borders
west of site.

Performs well. 100%
occupancy.

Performs well. 100%
occupancy.

Performs well. 2 units
vacant (10%)

Performs well. 4%
vacant (1 unit).

Performs moderately.
Estate has high
vacancy rates but have
not been vacant for
long periods (since
1999) and are being
actively marketed,
therefore not a site
where employment use
is unviable.

Performs moderately.
Moderate vacancy
rates. 13% vacant. (2
units)

Performs moderately.
Estate has high
vacancy rates but has
not been vacant for
long periods (since




63.
64.
65.
66.

67.

68.

69.

70.

71.

72.

73.

74.

75.

76.

77.

78.

Syon Gate Way
Gillette
Harlequin
Avenue
Cantaurs
Business
Centre
Transport
Avenue

West Cross
Centre

Great West
Trading Estate
Brentside
Executive
Centre
Brentford
Business
Centre

Brickfield Close

Brentwaters
Business Park

Commerce
Road Estate
Riverbank Way

GSK

Former Pilot
Works

Reynard Mills
Trading Estate

1999) and are being
actively marketed,
therefore not a site
where employment use
is unviable.

Great West Road SEL — See commentary in table above.
Great West Road SEL — See commentary in table above.
Great West Road SEL — See commentary in table above.

Great West Road SEL — See commentary in table above.

SEL — See commentary in table above.

Great West Road SEL — See commentary in table above.

Great West Road SEL — See commentary in table above.

Business Park — cannot
be assessed against
SPG criteria

Performs well. Meets
demand for activities
serving central London.
Supports strategically
important clusters of
industrial activity.

Performs well. Meets
demand for local and
central London activity.
Part of cluster of
industrial activity.
Performs well. Meets
demand for local,
central London and
airport related activity.

Performs moderately.
Well located in relation
to strategic highway
network, but access
onto congested high
street. Provides lower
cost industrial
accommodation
suitable for small, start-
up or lower value uses
important to local
economy.

Performs moderately.
Well located in relation
to strategic highway
network, but access
onto congested street.
Performs well. Well
located in relation to
strategic highway
network. Provides
lower cost industrial
accommodation
suitable for small, start-
up or lower value uses
important to local
economy.

SEL — See commentary in table above.

Business Park — cannot
be assessed against
SPG criteria

Business Park — cannot
be assessed against
SPG criteria

Performs poorly. Low
intensity of use on what
is a strategically
important site

Performs well. Meets
demand for central

Performs well. Well
located in relation to
strategic highway
network. School
adjoins site to the north
Performs moderately.
Well located in relation

100% occupancy.

Performs well. 100%
occupancy.

Performs well. 100%
occupancy.

Performs well. 7%
vacant (1 unit actively
marketed)

100% occupancy.

Site currently occupied
entirely by GSK.

Resolution to grant
permission for
university teaching
space and student
accommodation.
Performs well. 1 unit of
7 currently vacant.




79.

80.

81.

82.

83.

84.
85.

86.
87.

88.

89.

90.

Garrett House

Kew Bridge
Road
Brook Lane
North

Layton Road

Brook Lane
Business
Centre

Baltic Centre
Ealing Road

Trading Estate

Walllis House
Phoenix
Trading Park
Kew Bridge
Road

Kew Bridge
Distribution
Centre

Lionel Road

London activities. Part
of cluster of similar
industrial activities.

Performs well. Meets
demand for local
industrial activity.

See estate ref. 88

Performs well. Meets
demand for local
industrial activity.

Performs well. Meets
demand for local and
central London
industrial activities.
Part of cluster of
industrial activity.
Performs well. Meets
demand for central
London activity as well
as having a high
proportion of airport
related activity (40%)

to strategic highway
network. However,
located close to
residential area.
Performs well. Well
located in relation to
strategic highway
network. However,
located close to
residential area.

Performs well. Well
located in relation to
strategic highway
network.

Performs well. Well
located in relation to
strategic highway
network.

Performs well. Well
located in relation to
strategic highway
network. Good road
links to Heathrow
account for high
incidence of airport
related activity.
Provides lower cost
industrial
accommodation
suitable for small, start-
up or lower value uses
important to local
economy.

Great West Road — See commentary in table above.
Great West Road — See commentary in table above.

Great West Road — See commentary in table above.
Great West Road — See commentary in table above.

Performs well. Meets
demand for local small
businesses. Offers
potential for provision
of small units serving
local area.

Performs well. Meets
demand for local and
central London serving
businesses. Provides
space for activities with
large floorspace
requirements.

Performs well. Meets

Performs well. Well
located in relation to
strategic highway
network. Provides
lower cost industrial
accommodation
suitable for small, start-
up or lower value uses
important to local
economy.

Performs well. Well
located in relation to
strategic highway
network and public
transport facilities. No
residential neighbours
offering potential for 24
hour working / bad
neighbour uses
Performs well. Well

Performs well. 100%
occupancy (2 units)

Performs well. 100%
occupancy (3 units)

Performs well. 100%
occupancy (2 units)

Performs well. 5%
vacant (1 unit)

Performs well. 1 unit
vacant of 8 (13%)

Performs well. 100%
occupancy.

Performs well. 1 unit of




91.

92.

93.

94.

95.

96.

97.

98.

99.

Capital
Interchange
Way

Data General

Gunnersbury
Roundabout

Power Road

Chiswick
Business Park

Bollo Lane

Barley Mow
Passage

Hogarth
Business Park

Griffin Brewery

demand for local and
central London serving
businesses. Extensive
area of hard standing
providing space for
external storage and
demand for waste and
recycling.

Performs well. Meets
demand for office HQ
and storage function.

Is part of a larger area
of existing industrial
activity.

Business park. Cannot
be assessed against
SPG criteria.

Retail warehouse/
superstore with vacant
development site to the
south. Cannot be
assessed against SPG
criteria.

Performs well.
Provides a range of
different building sizes
and types including
small units suitable for
start up or small local
businesses,
contributing to local
employment objectives
and economic diversity.
Business park. Cannot
be assessed against
SPG criteria.

Performs well. Site
occupied, and activity
is performing strategic
function (London
Underground Limited).

Performs well. In
particular, offers the
potential for provision
of small units,
contributing to local
employment objectives
and economic diversity.

Performs well. Meets
demand (i.e.: site is
occupied) and
contributes to local
economic diversity.
Performs well.
Contributes to local
economic diversity.

located in relation to
strategic highway
network and public
transport facilities. No
residential neighbours
offering potential for 24
hour working / bad
neighbour uses.

Provides small/low cost

units suitable for small
businesses and start-
ups.

Performs well. Well
located in relation to
strategic highway
network and public
transport facilities.

Performs well. Well
located in relation to
strategic highway
network and public
transport facilities.

Performs moderately.
Well located in relation
to local highway
network and public
transport facilities, but
access via a congested
road.

Performs well. Well
located in relation to
strategic highway
network. In particular,
provides low cost
accommodation for
small or low value
uses.

Performs well. Well
located in relation to
strategic highway
network.

Performs well. Well
located in relation to
strategic highway

10 vacant.

Performs well. 100%
occupancy.

100% occupancy.

Site occupied.
Unimplemented
permission for office
development to the
south of the site.

High vacancy rate —
due to several being
marketed for office
redevelopment.
Evidence of high
turnover in the estate
indicating high demand.

Performs well. 100%
occupancy.

Performs well. Estate
has good occupancy
rates.

Performs well. 100%
occupancy.

Performs well. 100%
occupancy, but only
one occupier.




Longstanding local
employer

network.







17  Annex H: Town Centre Surveys

17.1 Introduction

The tables below set out the findings of the observational surveys of the town
centres. Information pertaining to individual buildings is provided in the GIS
Maplnfo table and its associated browser.

17.1.1 Feltham

Table 17.1: Summary of Feltham Town Centre Office S  urvey

Criteria Commentar

Age Four of the buildings within the town centre are classified as “modern”
or “very new”. The three buildings forming the cluster to the south of
the centre all fall within these two age categories. The four buildings
located within “The Centre” are all classified as “other”, highlighting
that these buildings were constructed prior to the 1990s.

Condition There is a range of building condition noted in Feltham Town Centre.
The three buildings described as “very poor” or “poor” are all located
within “The Centre”. The fourth building within “The Centre” is
described as “average”. The three buildings forming the cluster to the
south of the town centre are all described as “excellent” or “good”,
which is unsurprising given that they were constructed in the last 15
years.

Height The office buildings in Feltham consist of a range of building heights,
from one floor to five floors. However, only three buildings are of four
floors or more. Generally the newer buildings fall at the higher end of
this scale.

Mix of Uses The buildings containing offices in Feltham Town Centre are, on the
whole, self-contained office blocks. Five of the nine buildings are
solely occupied by B1 uses. These five buildings fall beyond “The
Centre”. Within “The Centre” office uses are, generally, located
above retail functions such as shops and banks.

Vacancy Four of the nine buildings are vacant. These four buildings are all
located within “The Centre” and are described as “very poor”, “poor”
or in “average” condition. Two further buildings experience some
levels of vacancy. One is Philip Morris House, to the east of “The
Centre”. Both of these buildings are described as being in “good”
condition and are “modern” buildings.

Nature of Business There is a mixture of types of businesses occupying office space in
Feltham Town Centre. Two occupiers focus on transport related
activities, one building is partially occupied by a Government Agency
and there is also an IT and pharmaceutical presence. There is no
obvious direct link between the occupiers of these buildings and the
proximity of Feltham Town Centre to Heathrow Airport. However,
there are three larger offices, located within the cluster to the south of
the town centre, which may have chosen Feltham as a preferred
location for this reason.




17.1.2 Chiswick

Table 17.2: Summary of Chiswick Town Centre Office  Survey

Criteria Commentar

Age Predominantly, the office buildings in Chiswick Town Centre are over
15 years in age, with only six classified as “modern” and two as “very
new”. These more recently constructed buildings are located in two
areas. The first cluster is on the western fringe of the town centre
around the Sainsbury’s superstore. The second cluster is on the
eastern side of the town centre around the junction of Chiswick High
Road and Windmill Road. To the west of Chiswick Town Centre there
is a further cluster situated between the town centre boundary and the
Chiswick Park development. These buildings are also more modern
than the majority of buildings housing office functions in Chiswick
Town Centre with three described as “modern” or “very new”. To the
east of the town centre there are a number of additional office
functions housed in converted buildings of varying ages before the
20" Century.

Condition All of the office buildings in Chiswick Town Centre are classified as of
“average” condition or higher. The majority (20) of the town centre’s
office buildings are described as being in “good” condition. All of the
more recent constructions described under the previous category are
classified as being in “good” or “excellent” condition. The additional
cluster to the west of Chiswick Town Centre contains a number of
units described as being in “excellent” condition. This is because
these units have been constructed in the last 15 years. The condition
of buildings in the cluster to the east of the town centre is largely
dependent on the building age and maintenance and, therefore,
varies from “average” to “good”.

Height Chiswick Town Centre is predominantly low-rise in terms of office
buildings. With the exception of one unit, all the office buildings are
five storeys or fewer. The one building of significant height, Empire
House, consists of 11 storeys and is located on the western fringe of
the town centre. The majority of office units are two to three storey
buildings. The height of buildings, between four and six storeys, in the
cluster immediately to the west of Chiswick Town Centre predates,
but is more in line with, the building heights achieved in Chiswick Park
and free-standing office units further to the west. Building heights in
the cluster to the east of the town centre boundary are lower (between
two and five storeys) and are more in line with the grain and character
of the town centre as a whole.

Mix of Uses Chiswick Town Centre consists of few buildings solely occupied by B1
uses, with only eight falling into this category. Generally, office
functions are located above, or beside, other uses; primarily retail. 17
of the recorded buildings have a mix of uses including a retail
element. This is inline with the retail environment of Chiswick High
Road. The cluster of office buildings situated to the west of Chiswick
Town Centre represent a combination of sole office functions and a
mix of office with residential development. Office functions in the
cluster to the east of the town centre co-exist with a number of other
functions, primarily residential and retail. The office space in these
buildings is, therefore, found on the first (or higher) floors.

Vacancy Vacancy rates are low in Chiswick Town Centre, with only three
buildings lying completely vacant and a further seven showing some
sign of vacancy. Although the vacant, or semi-vacant, buildings are
spread across the town centre, the degree of vacancy appears to be
highest at the western and eastern fringes of the office concentration.
The majority of vacant, or semi-vacant units are over 15 years in age.
However, beyond the town centre boundary vacancy rates increase.
In the cluster to the west of the town centre, two of the five office
buildings are experiencing some level of vacancy. The cluster to the
east of the town centre also experiences a level of vacancy. This is
related to the quality, in terms of age and capacity, and location, in
terms of proximity to the town centre and position of office functions
on upper floors, of the office stock.

Nature of Business Chiswick Town Centre has a full range of office businesses, although,
primarily the type of activity is typical of town centre professional
sectors. Activities such as surveyors, solicitors and accountants co-
exist with publishing, design and media sectors. Primarily, these




functions are located in the centre or to the east of the town centre. A
range of larger-scale office headquarter functions are found in the
cluster to the west of the town centre. These are headquarter
activities for companies in sectors such as the music industry,
publishing, marketing and motoring. The cluster to the east of the
town centre continues the pattern of office functions established in the
town centre itself with a range of professional and arts related sectors
represented. Some, but not all, are headquarter or sole functions.




17.1.3 Brentford

Table 17.3: Summary of Brentford Town Centre Office Survey

Criteria Commentar

Age There are a range of building ages within Brentford Town Centre.
Four buildings were constructed over 15 years ago and three are
described as “very new”. The older building stock is, generally,
located on the western side of the town centre with the newer stock,
generally, located on the eastern fringe of the centre.

Condition Similarly, with building condition, there is a range of conditions within
the town centre. The three “very new” buildings are all described as
being in “excellent” condition, whilst two of the older buildings are
described as being in “very poor” condition.

Height The nine buildings are all of a similar height at three or four storeys.

Mix of Uses The office uses are, generally, the sole occupiers of the buildings
under consideration. Only one unit at the western end of the High
Street is located within a building that also contains retail functions.

Vacancy Brentford Town Centre experiences relatively high levels of office
vacancies. Three buildings are completely vacant and two further
buildings show some level of vacancy. These five buildings are
located at the western and eastern sides of the town centre, with two
of the completely vacant buildings at the eastern fringe.

Nature of Business There is not sufficient information on the nature of business to
produce an analysis. This is largely due to the relatively high vacancy
in the town centre.




17.1.4 Hounslow

Table 17.4: Summary of Hounslow Town Centre Office  Survey

Criteria Commentar

Age The office buildings all fall within one of two categories: “modern” and
“other”. The 17 buildings built over 15 years ago are spread between
the two clusters. However, the eastern cluster primarily consists of
buildings aged over 15 years old. This pattern continues beyond the
town centre boundary with the six office units classified as “modern”
or over 15 years in age. Furthermore, there is an age division within
the western cluster, with older buildings being primarily located
towards the centre of the town centre, east of the Hounslow Centre,
and the remainder of the western cluster considered to be aged
“modern”. The pattern is not, however, reinforced by the three units
identified to the west of the town centre boundary, with only one
having been built in the last 15 years.

Condition The condition of office buildings within Hounslow Town Centre is,
generally, considered to be “average” or above. Half the building
stock is described as “average” and the remainder is, largely,
described as “good”. One unit, in the centre of Hounslow, is in “poor”
condition. Four units, all to the west of the centre, are described as
“excellent”. All of the units in the eastern cluster, and a number in the
western cluster, fall into the “average” category. The additional units
identified beyond the western town centre boundary are all in “good”
condition in line with the general condition of units in Staines Road.
The additional units to the east of the town centre boundary also fall
at the higher end of the condition scale with five recorded as being in
“good” or “excellent” condition related to recent external
refurbishment.

Height Hounslow Town Centre exhibits a range of office building heights.
The highest building is seven storeys in height and the lowest is one
storey. Six units, five of which are located in the western cluster, are
five storeys or more in height. Beyond the western town centre
boundary, the three further office units continue the trend towards
higher buildings, achieving five or six storeys each. The units outside
the town centre boundary to the east reinforce this pattern with
heights of up to six storeys. However, generally, the height of
buildings averages at three or four storeys.

Mix of Uses Primarily, the buildings under consideration are solely occupied by
office uses. Buildings providing a mix of uses are, generally, located
towards the centre of the town centre or on the eastern side. The
western cluster largely consists of single use office buildings, a
pattern reinforced by the three units beyond the town centre boundary
and the six units to the east of the town centre, although two form part
of a wider distribution facility.

Vacancy Hounslow Town Centre has relatively high vacancy rates with seven
buildings completely vacant and a further seven buildings displaying
some sign of vacancy. Most of the eastern cluster is included in this
analysis; however, there are also vacancies in the western cluster,
including four of the buildings classified as “modern”. Furthermore,
two of the three buildings situated beyond the western boundary of
the town centre are experiencing high levels of vacancy with two
empty floors apiece. The additional buildings to the east of the town
centre boundary are also experiencing levels of vacancy with two
completely vacant and one having substantial vacant space.

Nature of Business Two primary sectors emerge from the analysis of nature of business:
employment services and financial services. Six buildings are
occupied by businesses involved in employment, training or
recruitment. These buildings are, largely, located in the western
cluster of office buildings. A further four buildings are occupied by
business involved in financial activities including pension
management. These activities are also focused on the western
cluster of office buildings. Complementing these activities is the sub-
regional presence of the Government Agency for Work & Pensions.
More diverse activities are found beyond the town centre boundary.
To the west, firms in IT, telecommunications, technology and
pharmaceuticals occupy the three office buildings. To the east,
suppliers, engineers and health-related functions occupy the office
buildings. Despite being substantial office buildings only three (two to




the west and one to the east) are headquarter office functions.




18 Annex |I: The Great West Road Economic
Viability Assessment

This annex builds on Section 4.6 and is presented in two parts:

Firstly we look at the specific economics of developing tall buildings through an
appraisal of the residual land value that might be generated by a hypothetical
development. We then consider other factors that affect market sentiment and
structure, and in particular, issues of location and risk.

Our hypothetical building is a comparatively slim 15-storey building, with floor
plates of 1,200 sq m usable space, replacing one of the existing office blocks on
the Great West Road. The height reflects the desirability in design terms of
lifting the majority of the floor space above the level of the flyover and to a
lesser extent to provide a corporate landmark.

The crucial determinants of development value are rent and the income vyield
required by a purchasing investor. Starting from the analysis of rent levels
elsewhere in the report we have analysed using a rental range of £300 sq m. to
£350 sq m. There is no evidence that the higher level is currently obtainable,
but it is not an unrealistic aspiration in this location in an improving market.
FDP Savills are currently anticipating ‘average prime rents' of £280 sq m in the
Western Sector of the M25, and approximately £320 sq m for 'top prime’, and
expect medium term growth to be limited by the supply overhang.

It is more difficult to estimate the yield that a purchasing investor might require.
Office developments let at current rents on long lease terms to a single good
quality tenant might be bought at a price that would give an investor a return of
well under 7%. But one of the limited number of potential buyers of a very large
building in this less central location would probably require a greater return,
especially if it was multi-let. And if the developer needed to pre-sell the building
on order to secure development funding, this would also negatively affect the
price. Finally, looking forward, bond rates are rising generally, and since these
compete with property as an investment for income seekers, we expect some
pressure on office yields over the next year or so.

We have therefore assumed that an investor would require an initial yield in the
range of 7.0% - 7.5%. The range of values per square metre that a developer
might confidently assume will be obtainable might thus be £4,000 sq m (£300
sgm @ 7.5%) to £5,000 sq m (£350 sgm @ 7.25%). A developer might hope
for more, but is unlikely to appraise or fund a scheme on that basis.

In terms of building costs, we do not have design to inform our estimates.
However, as a general rule, it costs more to build a tall slim building than a
shorter, squat building. There are many reasons for this:

A squat building has a lower ratio of external envelope / cladding costs to
internal floorspace;

A squat building usually has a better ratio of usable floorspace to gross built
floorspace, because the lift, stair and service blocks take up less space;

It takes longer to build a tall building. This increases both construction costs,
because the contractor has to pay site overheads for a longer period, and
the developers cost of finance;

The structure of a tall building if often more complicated; and

As you build higher and squeeze more development onto a site, you are
increasingly compelled to provide multi-level underground car parking. This
is expensive.

We have drawn on a number of sources to estimate potential build costs which
can range widely. The Spon's Architects and Builders Price Books 2003 give
costs for offices ranging from £1,090 for standard quality, medium rise, air
conditioned space, to £3,275 sq m for prestige high rise accommodation. In the



estimate that follows we have also drawn upon BCIS! data and published costs
studies from QS firms DLE and Gardiner & Theobald. In broad terms our
estimate is made up as follows:

Base Case: £1,300 sg m
+ Tall Building Premium @ 30%
+ London Premium @ 17%
+ Inflation Allowance @ 5%

Total Build Cost:  £2,076 sq m (Range £1,800 to £2,300 sq m)

We have then made a global allowance of £2m for the cost of demolishing an
existing building of a similar size, and a letting period of 6 months followed by a
6 months rent free and tenants fit out period.

The resulting appraisal is shown in Table 17-2. It is based on the mid-range
value forecasts in our range. The key variables are shown at the head of this
calculation, and the calculation follows. The calculation is based on
development of 22,500 sg m gross in a fifteen storey building on a 0.5 hectare
site with a footprint of 30%.

In Table 17-1 below we show a sensitivity analysis based on the appraisal and
using the value and cost ranges referred to above.

Table 18.1: Sensitivity Analysis of Developers Retu  rn

Low Case £4000 Mid Case £4483 High Case £5000
sgm sgm sgm

Low Case - £1800 sq

m 2.00% 14.00% 27.00%
Mid Case - £2076 sq

m -10.00% 1.00% 12.00%
High Case - £2300 sq

m -18.00% -8.00% 8.00%

It is important to note that a developer will be looking for a return of 20% - 25%
on cost (equivalent to 15% - 20% on value). This is only obtainable here using
the most optimistic of assumptions and this appraisal makes NO allowance for
any payment to the landowner or planning gain.




Table 18.2: Appraisal of Hypothetical Office Develo  pment on 'Mid Case' Assumptions (Gt. West

Rd.)
Gross Floorspace 22,500 @ Land Purchase 5%  Other costs 100,000
Costs
Gross/Net as % 80% Project Fees # 2 15% | Marketing 403,448
Cost: £ per sqm 2,076 @ Project Fees # 3 2% Contingency 5%
Investors Yield 7.25% | Letting Agents 10% | Monthly interest (simple) 0.6%
Rents per sq m 325 | Letting Agents 50,000 @ Pre Build void (months) 6
Site Price 0 Sale Agents 0.5% | Const. Period (months 30
External Works 7,367,100 | Sale Legals 200,000 @ Void 12
Note: Interest is ‘simple’ and timescales are in months Surplus / Deficit 665,466
As % of Cost 0.8%
Rent on Cost 7.4%
Value
Net Floorspace 18,000
Value per sqm 4,483
Gross value 80,689,655
Less investment sale costs 603,448
TOTAL 80,086,207
Land Costs
Price 0
Purchase Costs 0
SUB TOTAL 0
Project Cost
Investigations & Planning 200,000 Note: External & Other costs
Fees
Building Construction 46,710,000 Demolition & 2,000,000
groundworks
External works 7,367,100 1 x parking per 100 sq 4,500,000
m @ £20k per space
Consultants fees 8,111,565 Access etc 200,000
Other dev't costs 100,000 Landscaping & 467,100
Externals
Letting costs 635,000 Utilities 200,000
Marketing 403,448 Sub total 7,367,100
Contingency 3,109,433
SUB TOTAL 66,636,547
Finance Cost
On land 0
On Project Costs 5,997,289
On Voids 5,229,636
Finance Fees 1,557,269
SUB TOTAL 12,784,195
TOTAL 79,420,741
COSTS

Based on these calculations we now consider whether, in practice, a developer
would take an optimistic view. There are certainly scenarios that could
transform these figures:

If, for instance, rent levels reached £400 sq m and a pre let could be
obtained, then assuming that the completed investment could be sold at 7%
and using our mid range cost figures, the land would have a residual value
of some £8m. This seems an unduly optimistic mid term scenario. We note
that growth in office rents often occurs in boom conditions, often
characterised by higher interest rates which can increase the initial yield
sought by property investors, and which exerts a counterbalancing
downward thrust on overall values.

If a smaller, lower, squat building in this location could attract an occupier
and investor willing to pay our 'mid case' value of £4,483 sq m, then our



calculations suggest that a land value of around £10m ha might be
obtainable. We would tentatively anticipate applications for developments in
approximately this form elsewhere in the wider area. Clearly this cannot be
ruled out here, but it would be a challenge to design a medium rise building
with an attractive environment adjacent to the flyover. If a large block of land
could be assembled it might be possible to address this and the amenity
issue son a strategic basis. The White City development is a good example,
with Helical Bar planning to develop the Dairy Crest site which is close to the
Westway, but which is deep enough to offer design options, in the context of
a wider development including Chelsfield's White City Shopping scheme.

If there was a seismic shift in the market, perhaps deflationary, which
improved comparative perceptions of property as an investment. An
example might be the conditions in the '‘Barber Boom' when massive bank
lending fuelled the levels of over-development of offices that have in part
created the problems currently experienced with large, redundant older
office buildings in West London.

In practice there are a number of other issues that affect the developer’'s
willingness to consider schemes of this sort. Some of these relate to the
building type. At present, buildings with larger floor plates seem to be preferred
by occupiers. And tenants in tall buildings with small floor plates are more likely
to have to occupy several floors, giving them greater security, communication
and servicing issues to overcome.

Others relate to the intrinsic risks in development. From the developer and
investor's point of view a large building presents a considerable concentration of
financial risk and few organisations will 'bet the company' on a single scheme.
This would preclude all but the largest development and investment companies
on this ground alone. To some extent this can be circumvented, by developers
though joint ventures and pre funding agreements, and by investors through
securitisation or use of other forms of collective funds. But both of these
approaches add unhelpfully to cost and management complexity and
securitisation in particular only seems to be used in high profile cases
(Broadgate is a good example).

Two of the key determinants of investment value are the quality of the site in
terms of both location and amenity, and the tenancy. The general location of
the Great West Road doesn't help in this respect, simply because in addition to
the obvious environmental degradation there is unlikely to be the width and
quality of demand that is experienced in Inner London, where developers will
have a greater potential market for their new building, and investors more letting
options for their second hand one. No single developer will be in a position to
comprehensively change the environment, and any developer who wished to
ameliorate the problem by investing more in the environs of their scheme, would
be adding to the costs envisaged in our appraisal.

Developers will look carefully at the competition. In this case, a key point is that
it is cheaper to build lower, squat buildings, which is what has happened at
Chiswick Park and further along the Great West Road. There are substantial
economies to be gleaned where it is possible to use a lightweight and
comparatively simple low-rise structure. The construction of the units at
Chiswick Park originally cost around £1,200 sq m, according to Stanhope who
are skilled at producing cost effective offices. This has the additional benefit of
the economies of providing under croft parking. And traditional low-rise
'‘business park' style offices might typically cost only £1000 sq m.

In summary we believe that the fundamental economics of developing tall
offices along this stretch of the Great West Road are unattractive. There are
relatively few developers and investors with the capacity to finance major office
buildings in this location, and it is likely that there will be more attractive outlets
for their investment elsewhere. In certain circumstances development might be
possible, and we don't rule it out, but regard is as comparatively unlikely in the



short to medium term and the probability does not make this an attractive option
as a basis for policy.

If there was a wish to make a concerted effort to 'turn around' the location for
high density office development there would at the very least need to be a
carefully constructed master plan for the area, which recognised the commercial
realities of development. An indicative plan alone would not be enough in the
face of the scale of the problem and market pressure for alternative forms of
development on individual landholdings, allied by any reluctance on the part of
individual developers to fund off-site infrastructure and communal amenities.

To have a reasonable chance of success such a plan would need to be
reinforced by public sector involvement in site assembly and a commitment to
upgrade infrastructure from the outset in order to boost the likelihood and value
of early stage development. One positive factor arising from our analysis above
is that, in terms of site affordability and low interest rates, conditions might well
be attractive for an intervention of this type.



19  Annex J: Heathrow Specific Employment
Growth

The note below is a transcript of a short film produced by Brixton Plc regarding
the demand and supply of employment land related to the growth of Heathrow
Airport.

It provides some useful anecdotal evidence regarding the importance of airport
related activities in the borough, particularly to the west.

19.1  Heathrow: the Growth Story

19.1.1  Transcript of Film, Source: Brixton Plc
http://www.brixton.plc.uk/investors/presentation_movies.jsp?id=12003&format=w
in

Following the UK'’s longest-ever planning enquiry, work on Terminal 5 -
Heathrow’s newest terminal — is underway. At an expected cost of £3.7bn, T5
will underpin Heathrow’s position as a world-beating hub airport. The airport is
a vital driver of economic growth for the South East of England and a major
reason why companies choose to locate here.

Today, it's the world’s busiest international airport.

Serving 90 airlines, it has 1,250 flights a day to around 190 destinations in
85 countries.

In 2002, 63m passengers passed through Heathrow.

That compares with Schiphol with around 40m and Charles de Gaulle and
Frankfurt with approximately 50m passengers each.

Demand for air travel in the South East is forecast to double in the next 20
years.

When Terminal 5 becomes operational, capacity will increase by a further
30m passengers — that's up to 95m people - to cope with that demand.
And if the proposed short 3rd runway becomes reality, then passenger traffic
may reach an estimated 116m by 2030.

With such huge projected growth, the challenge now is to deliver infrastructure
that can cope.

Transport links are to be upgraded. For example:

A scheme to widen the M25 past Heathrow is underway

The Heathrow Rail Express and Piccadilly tube line will be extended
A spur road will connect the new terminal to the M25

And there’s a proposal for a new rail link through Staines to Waterloo

A wide range of businesses have to be close to the airport. This strong demand
for space is why Heathrow property values continue to outperform, delivering
the UK’s highest rentals for industrial and warehouse real estate.

As Heathrow prospers, so the demand for property grows.

This demand is driven to a large extent by Heathrow's status as one of the
world’s largest cargo airports. Over 1.2m tonnes of cargo is flown in and out
each year, more than all the other UK airports combined. More than 90% of
Heathrow’s freight cargo is carried by passenger aircraft - in total its worth as
much as £50 billion. In the last ten years freight volumes have increased by
over 60% at a time when the number of dedicated freight flights has been
declining. This shows the changing nature of freight handling and that the
prospects for cargo growth are closely linked to the increase in passenger
numbers. Whilst some forecasts suggest that cargo growth at Heathrow could
more than double in the next decade, it is reasonable to assume that with T5
the growth will certainly be at least 50%.



SFS manages cargo for various international airlines from the Heathrow Estate
next to the airport. They distribute freight to Gatwick and the rest of the UK
from here, turning round high volumes at speed. And like the other air freight
handlers on the estate, SFS is prepared to pay a premium for warehousing just
minutes from the airport.

Andre Jason, Property Consultant to SFS:

“This is an ideal location because it's right on the edge of the airport, which
means we have direct access on to the public highways and also private access
straight into the centre of the airport. Once the freight is processed through this
building it's put onto trucks and sent through the motorway network throughout
the country or alternatively it's sent down to the ports and processed straight the
way through into central Europe very quickly.”

Bax Global works with British Airways to manage the supply of spare parts for
BA planes at Heathrow and around the world. Time-critical parts sent from this
warehouse at Heathrow Corporate Park must get to the BA maintenance
hangers within 20 minutes of receiving the order. For Bax, location is
everything.

Tom Scanlon, Bax Logistics Manager:

“This is BA’s hub airport. If they have aircraft with technical problems elsewhere
in the world and they can'’t source the parts, there are more flights and the world
is served better, from Heathrow than from anywhere else in Britain. To be on
airport rents are prohibitive and escalating year on year. To be further away we
couldn’t meet the time constraints for the critical parts. The normal supply of
parts that we can deliver within 24 hours would not be a problem, but the 60
minute and 20 minute categories we could not meet if we were further away.”

The Royal Mail is also here because of Heathrow’s transport links. Axis Park is
the location for its new 470,000-square foot Worldwide Distribution Centre,
where mail is flown in to Heathrow, automatically sorted and in some cases
flown straight out again.

Heathrow is an economy in itself: 68,000 people are currently employed here,
with almost 300 companies and organisations represented — from airlines and
support services, to security and retailers.

Less visible are the 110,000 employed close to the airport by companies like
logistics specialists Exel, which has a contract to supply retail outlets in the
airport with stock held for them at The Hatton Cross Centre. It's not economic
for retailers to have their own stock room in the terminal building — this is how
they get round the problem. Exel has full stock holding facilities here for about
50 companies, including WH Smith and HMV, as well as a chillroom for the likes
of Starbucks and Pizza Express.

International companies looking for a UK base continue to be drawn to the area
around Heathrow. Siebel and Fujitsu have, for example, recently relocated to
new office developments at The Causeway Corporate Centre in Staines.

All this demand for land and property has to be met within the constraints of
green belt land which surrounds Heathrow.

For instance, a proposal to build a 2.25m-sq ft freight distribution centre on this
land, not far from the Terminal 5 site, failed to get planning consent after six
years and a planning enquiry because of its Green Belt status. These areas
which encircle Heathrow are all Green Belt — where there is little prospect for
expansion. Development of Green Belt land can only take place in very special
circumstances.

Planning expert Mike Brundell worked on the T5 enquiry as a Deputy Inspector,
and he believes that the supply of property around Heathrow will remain
constrained.



Mike Brundell:

“Government policy at the moment is all about regenerating the existing urban
area and redeveloping brownfield sites. That means that it's almost impossible
to get planning permission to build on open land particularly when that open
land is in the Green Belt, as most of the open land around Heathrow is. It's
almost impossible to envisage that there’ll be any large new releases of land
around Heathrow, even though the demand for additional land is bound to carry
on growing.

“Terminal 5 will be a reality, it's already under construction, and the result will be
that there’ll be many more new companies and expanding companies all
chasing after a finite supply of offices, warehouses and other support
accommodation within easy reach of Heathrow.”

A new third runway — potentially to be built just north of the existing runway to
handle regional and close European routes, has recently been proposed by the
Government.

Mike Brundell:

“Only a few years ago, it looked highly unlikely that there would be any new
runways at Heathrow, but a third runway is now firmly on the agenda and it's
been put there by the Government itself.’

Q: So why the change of heart do you think?

“I believe it's a recognition of the very strong economic benefits of providing
more capacity at Heathrow. If it is approved, however, it will have to be
accompanied by very strict conditions limiting its impact on the environment.”
Mike Brundell believes that with Terminal 5 already under construction, the
possibility of a third short runway, and at the same time strict Green Belt limits
on any further land releases, the consequences are inevitable.

“There will be an ever-increasing demand for offices and warehouses, and that
will drive up rental and capital values around Heathrow.”

The demand/supply imbalance will continue to favour property owners who
have existing holdings - and particularly those with approved development
projects.

In 1997, Brixton plc owned less than half-a-million square feet of industrial and
warehousing property in four estates at Heathrow. Today it has eight times that
much space across 12 main estates, making it one of the largest owners in the
Heathrow area.

With nearly 4m sq ft of space, the Brixton portfolio is well-positioned to meet
future demand. It offers everything from small, functional warehousing and
flexible business support accommaodation through to the largest, modern, “Big
Box”, high-bay buildings and major new development opportunities.

Occupiers choose this area, not just because of Heathrow, but because it is at
the heart of the UK economy; close to London, with excellent communications
and access to a skilled labour market. Many international and major UK
corporates have located administration, back-up, sales, processing, and
distribution facilities at Brixton’s Heathrow properties.

Because of Heathrow's success and strong future prospects, the property

market that serves the airport is expected to continue to outperform — and
Brixton is a major player in that market.

© Brixton plc 2003






20  Annex K: ODPM Commercial and Industrial
Floorspace and Rateable Value Statistics
2003: LB Hounslow Ward Maps

The following maps, based on the ODPM data, show:

Office floorspace (000s sqg. m)

Office floorspace: Rateable value (E000s sg. m)
Factory floorspace (000s sg. m)

Factory floorspace: Rateable value (£000s sqg. m)
Warehouse floorspace (000s sq. m)

Warehouse floorspace: Rateable value (E000s sg. m)
Retail floorspace (000s sg. m)

Retail floorspace: Rateable value (E000s sq. m)
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21  Annex L: Other Useful Background
Documents

21.1  Brentford Area Action Plan

The Brentford Area Action Plan (BAAP) analyses the planning and transport
developments that have taken place in the Brentford Area since 1997. It
encompasses Brentford Town Centre, the Great West Road, Brentford’s
Eastern Gateway, Commerce Road and all areas of land within this general
area.

The document overview states that Brentford has been in a state of transition in
recent years with major mixed use developments taking place in the town
centre and office development along the Great West Road. There is continued
pressure for economic development in Brentford, but there has also been an
increase in interest for other “non-employment” type development. BAAP seeks
to provide a balance between the economic, social and environmental needs of
the area.

BAAP builds upon a range of previous initiatives:

The Great West Road Strategy (1993) — to promote the Great West Road as
prime employment area. Three of the major sites at the time of the report
have now been developed and the strategy is now dated

The Brentford SRB Programme (1995) — sought to regenerate the area. The
programme brought millions of pounds into the area from a variety of public
and private sources to create jobs and improve housing estates as well as
funding other initiatives. SRB programme ended in 2001

The Brentford Town Centre Action Plan (1997) — provided planning guidance
for several sites in the town centre

BAAP outlines important planning permissions and new developments in the
area: Those relevant to employment uses include:

Some additional office floorspace in the town centre — 2,500m?2 on land south
of the High Street

Eastern Gateway (including Lionel Road Goods Yard) — development for
industrial purposes (subject to a development brief)

Great West Road — despite its successes, most notably GlaxoSmithKline’s
new HQ, there are a number of office developments that have not been
implemented or where planning permissions have lapsed. These include the
former Alfa Laval site, The Paragon and Wallis House

Commerce Road — designated as a PIL in draft London Plan, but preliminary
discussions with the owners of the site indicate they plan to redevelop the
site in the near future

Development trends are also covered by BAAP. It notes that office
development trends may be slowing down, due to the number of
unimplemented planning permissions and increased levels of vacancy. It notes
that the Council have received a number of enquiries regarding the
development of major employment sites for less intensive employment uses
and non-employment uses, in particular, residential. Major factors in the slow
down of Great West Road are cited as the present slow down of the M4 corridor
due to there being a large amount of office development nearing completion at
a time of falling demand. Therefore, developers are subsequently reluctant to
bring forward new office schemes. Other issues include the Great West Road’s
accessibility, lack of support services and poor environment. Restrictive car
parking standards will exacerbate the problem in future, due to the lack of public
transport. Office development in the Eastern Gateway and Brentford Town
Centre is modest, with only a limited increase expected.

In terms of industrial and distribution uses, the area still remains strong, despite
the reduction in manufacturing across London. The slow down in the loss of
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industrial uses in Brentford is becoming apparent and vacancy levels have
remained constant since 2000, suggesting a balance of supply and demand. It
is possible that these locations will notice further demand with the opening of
Terminal Five at Heathrow.
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22  Annex M: The Study Team

Consultants Llewelyn Davies in association with Michael Beaman Limited
undertook this study for the London Borough of Hounslow.

The study team comprised:

LB Hounslow:

Stuart Harrison;
Michael Bell;

Abdu Rashid Craig; and
Fiona Willis.

The Consultants:
Martin Crookston;
Jon Herbert;

Jeff Nottage;

Una McGaughrin;
Will Teasdale; and
Michael Beaman.



