® King Sturge

Development Services
Lichfield District Council
District Council House
Frog Lane

Lichfield

WS13 6YZ

LICHFIELD DISTRICT

THE OFFICES MARKET, CAPACITY AND
APPROPRIATE LOCATIONS FOR GROWTH

A MARKET ASSESSMENT

AS AT

19 NOVEMBER 2008

King Sturge LLP
1 Cornwall Street
Birmingham B3 2DX

T +44 (0)121 233 2898
F +44 (0)121 236 2563




LICHFIELD DiSTRICT COUNCIL
THE OFFICES MARKET, CAPACITY AND APPROPRIATE LOCATIONS FOR GROWTH

AMARKET ASSESSMENT
CONTENTS

PAGE
1 THE BRIEF 1
2 METHODOLOGY 3
3 OVERVIEW OF THE OFFICE MARKET 5
4 CAPACITY OF LICHFIELD CITY CENTRE 18
5 OTHER LOCATIONS 27
6 PRINCIPAL CONCLUSIONS 31
Appendices

1

2

10

11

12

TABLE 5.3 TO THE FINAL REPORT TO THE REGIONAL CENTRES STUDY
NOTE OF STRUCTURED INTERVIEW WITH JON CARMALT, KING STURGE
NOTE OF STRUCTURED INTERVIEW WITH ANDREW BUCKMAN, KINGSTON CPC

TABLE OF KEY INDICATORS TO OFFICE SECTOR FOR MAJOR REGIONAL
CENTRES (REGIONAL CENTRES STRATEGY)

SCHEDULE OF VACANT AND AVAILABLE OFFICE FLOORSPACE WITHIN
LICHFIELD CITY AND DISTRICT, SORTED BY SIZE

SCHEDULE OF VACANT AND AVAILABLE OFFICE FLOORSPACE WITHIN
LICHFIELD CITY AND DISTRICT, SORTED BY LOCATION

MARKETING BROCHURE TO CITY WHARF
MARKETING BROCHURE TO PARKSIDE COURT
MARKETING BROCHURE TO WALL ISLAND (LICHFIELD SOUTH)

MARKETING BROCHURE TO NEWLANDS COURT AND CROMPTON COURT,
BURNTWOOD BUSINESS PARK

PLAN SHOWING THE 14 IDENTIFIED SITES WITHIN LICHFIELD CITY CENTRE

A PLAN OF THE MALTINGS, ESSINGTON ROAD

& King Sturge



LICHFIELD DISTRICT COUNCIL
THE OFFICES MARKET, CAPACITY AND APPROPRIATE LOCATIONS FOR GROWTH

A MARKET ASSESSMENT
1 THE BRIEF
1.1 The principal aim of this report is to assess the potential for the provision of additional

1.2

1.3

1.4

office development within the City Centre of Lichfield, and other locations within the
District, from a market perspective,

The Preferred Options to Regional Spatial Strategy Phase 2 Review identify Lichfield
City as one of the 25 strategic centres within the West Midlands Region. Draft Policy
PA13A of the draft Phase 2 Review proposes that Lichfield District Council should
plan for the construction of 30,000 m? (322,920 t2) gross floorspace of new office
development within or on the edge of Lichfield City Centre in the period from 2006 to
2026. Paragraph 7.82 of the draft RSS Phase 2 Review document recognises that
there may be difficulty in accommodating all of the required office floorspace within the
identified strategic centres. In these circumstances, sites in edge of centre locations
with good pedestrian links to the centre should be identified. In addition, in Paragraph
7.79 of the draft RSS Phase 2 Review document, it notes that there are some office
developments which are unlikely to be attracted to centres. Therefore, elements of
out of centre office development are likely to be continued to be required. Policy
PA13B — Large Scale Office Development outside the Strategic Centres — provides a
policy framewaork for this type of office development.

The principal purpose of this report is to inform the preparation of the Local
Development Framework (LDF). Specifically, this report will assist the preparation of
an employment topic paper. As such, it will form part of the evidence hase to the
preparation of the LDF. In addition, it will help inform the response of the District
Council to the draft RSS Phase 2 Review document.

The scope of the report is to build upon the information provided already by the
Employment Land Review (December 2007) and the mini review of existing sites in
the City Centre that has been undertaken by the District Council. Therefore, the report
seeks fo provide a market based assessment, covering the potential scope for
accommodating additional office provision arising out of the proposals within the
submitted Phase 2 of the partial review of the West Midlands Regional Spatial
Strategy. In particular, the capacity and market potential for offices of Lichfield City

Centre is assessed.
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1.5

1.6

1.7

The brief requires some specific areas and issues to be examined. These are
summarised below:-

- Investigate what factors are contributing to a lack of recent office development
within Lichfield City Centre.

. Advise whether the sites identified by the mini office review are likely to be
considered suitable to meet market requirements, what form of office
development is likely to attracted, and the potential scale of development in
terms of floorspace.

) Consider the suitability of alternative locations outside the city centre, that
have potential for office growth.

The brief refers to a number of outcomes. This report concentrates particularly on the

first three. These are summarised as follows:-

. An overview of the position of Lichfield District in the office and employment
market in the short term and an assessment of the long term market potential
for office growth, identifying where necessary potential and particular market

sectors that may be appropriate.

. An assessment of whether Lichfield City Centre will be able to accommodate
30,000 m? (322,920 ft%) of office development up to 2026, and whether market
demand is likely to take up this supply, and if not, to provide an assessment in
terms of suitability and availability of other locations within the District on a

sequential basis.

° An assessment of whether the Core Straiegy should provide for office
floorspace in other locations to meet market demand in addition to the specific

RSS strategic centres provision.

In providing this assessment, consideration is given to the factors referred to in
Paragraph 3.26 of the brief. This includes an assessment of the form of office

development for each site.
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A MARKET ASSESSMENT
2 METHODOLOGY
2.1 The methodology to this report was agreed principally with officers of the District

Council at an inception meeting held on the 22 June 2008, following receipt of the

original proposal letter of 20 June 2008, and at subsequent meetings. This

methodology is summarised below.

Overview of Offices Market

Comment on the requirements of office occupiers and how these are
changing.

Identify regional and sub regional trends in the West Midlands office market.
ldentify growth sectors in the regional and sub regional market.

Provide a macro view of Lichfield, both City and District, as an office location,

including reference to the Regional Centres Study.

Consider the level of vacant and available office property, both in the City and
District.

Consider recent development activity in the City and District and comment on

enquiry by type.

Summarise the sirengths and weaknesses of the Lichfield City office market.

Capacity of Lichfield City Centre

Survey the 15 identified sites in terms of market attractiveness and the

potential scale of development.

Establish the potential cumulative capacity, both quantitatively and
qualitatively, of the City Centre and its environs.

Advise on what measures may help to bring these sites forward.

Other Locations

Confirm extent of committed development in Burntwood, Fradley and other
locations (eg Wall).

Page 3
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22

2.3

24

2.5

. Appraise the market attractiveness of other locations and consider the
capacity for further office development.

. Identify and consider other opportunities for growth.
° Review In light of the conclusions for the capacity and affractiveness of the
City Centfre.

These broad headings reflect the principal outcome to the report, as set out by the
brief. The following sections to this report summarise the principal findings in respect

of each outcome in turn.

In delivering the acticns under the heading of overview, we have used our own market
experience and knowledge, and the wider information available from our Research
Centre based both in London and in Birmingham. This exercise has been supported
by a structured interview with Jon Carmalt, a Partner in the Birmingham office of King
Sturge, on 3 September 2008. Jon Carmalt heads the Office Agency department of
the Birmingham office of King Sturge and has been an active agent in the West
Midlands, including Staffordshire, over the last 20 years. Jon Carmalt was also
involved in the production of the Regional Centres Study, which King Sturge assisted
Roger Tym & Partners.

The survey work, referred to above, has been carried out by qualified development
surveyors Laura Singer and Oliver Forster, over the months of August and Sepiember.
This has involved liaison, where necessary, with other national and local agents that

are marketing office premises within the City and the wider District.

This process has been informed further by a structured interview with Andrew
Buckman of Kingston CPC, who are based in Lichfield. Kingston CPC are the
predominant agents working in the Lichfield office property market. The interview with
Andrew Buckman was held on 2 September 2008.
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3

341

OVERVIEW OF THE OFFICE MARKET

Requirements of Office Occupiers

In February 2005, King Sturge produced a Technical Paper on the office market fo
support the Regional Centres Study that was being produced by Roger Tym &
Partners. This considered a number of factors governing the office market. It
included a short section entitled “Office Trends”. For ease of reference, the most

relevant extracts are set out helow:-

“Occupier requirements for office space are becoming more sophisticated in
tarms of the accessibility, efficiency and sustainability of buildings and
locations. This consequently impacts on the location and specification of new

office development.

Occupier requirements for office space can be analysed in two main ways,
either spatially or functionally. In the first instance, the main spatial distinction
is between fown/city centre accommodation and out of town (business park}
space. The functionality of a building relates to different office functions such

as headquarters, back office, call cenire sic.

in general, town centre/city centre requirements are driven by financial and
business services and the government sector, whereas out of town demand is
fargely driven by high tech industries, including technology, media and
telecommunications (TMT) and utilities. Despite these different demand
profiles, users requiring town/city cenire and out of town accommodation will
generally share a need for a good IT infrastructure (typicalfy requiring raised

floors) and comfort cooling or air conditioning.

At present, the main ways in which the requirements of towrv/cily centre and out
of town users differ is that out of town users attach a greater importance to on
site car parking and security and motorway accessibility, while town/city centre
occupiers may require a high profile location and attach more importance o

proximity to public transport modes and access to amenifies.

Functionally, head office and front/back offices generate different requirements.
Head office requirements tend to require high quality sites or premises that
provide access fo refatively high qualified labour. By contrast, front office (eg

sales) or back office (eg information support/data pracessing) requirements,
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3.2

3.3

34

3.5

which over recent years have often been set up in dedicated call centres, may
place less exacting demands on both the quality of the property and the labour
force — but often require access fo a large pool of labour.

In addition, looking forward, occupiers will require increasing levels of
broadband connectivity, reflecting the greater use of electronic data — email,
video, voice etc. Access fo appropriate labour will also become increasingly
important, reflecting wide spread labour and skill shortages at a UK — wide
level. Although property typically accounts for a relatively low share of a user’s
fotal operating costs (including labour costs) property will become an
increasingly important factor enabling occupiers to recruit and retain staff.”

We consider that these trends are still apparent and relevant. They will all be
important issues to address when considering the spatial distribution of office buildings
and the functional role of new developments across the country and within the Wast

Midlands region.
Regional and Sub Regional Trends in the West Midlands Office Market

The West Midlands regional office market is dominated by Birmingham. This city acts
as a regional capital and central hub of office related activity. At the time that we
produced the Technical Paper on the regional office market, to support the Regional
Cenires Study, Birmingham had a total built office stock of 1.33 million m? (14.3 million
ft2) This accounted for 28.5% of the total built office stock for the entire West Midlands
Region. This is broadly similar to the distribution between London and England as a
whole.

As such, all other city and town centres, and other office pitches, are subservient.
Table 5.3 to the Final Report to the Regional Centres Strategy provides an overall
hierarchy of the office centres in the West Midlands. An extract from the final report,

showing this table, forms Appendix 1.

Wolverhampton and Coventry are the next biggest centres. However, they have not
been active in terms of recent development compared to some other locations.
Notably, thers has been particular activity in the last years in the M42 Corridor, the M5
Corridor, Waterfront at Brierley Hill, and certain nodes along the M6 Tol! Road.
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3.6

3.7

3.8

39

3.10

3.11

The M42 Motarway Corridor has comprised the largest share of office development
activity after Birmingham City Centre and has been the focus of over the last 20 years
of large scale business park developments, primarily focused around Solihult and
Birmingham International Airport. Two purpose built business parks have been
established in the M42 corridor market area, namely Birmingham Business Park and
Blythe Valley. Each of these parks Is in excess of 25 hectares and has had a national
as well as a regional catchment. This has been reflected in the rental levels achieved
historically, which at £215 m? (£20 ft?) for prime office buildings, has been the next
most expensive location after Birmingham City Centre. It is to be noted that most of
the recent transactions have primarily been to occupiers within the Technology, Media

and Telecommunications (TMT) and Industrial sectors.

A significant sub regional market at a more secondary level has emerged within the
West Midlands along the M5 Corridor, running from Junction 2 {Oldbury) to Junction 7
(Worcester South). The M5 Corridor has developed as a favourite office location for
occupiers seeking mid range accommadation in the sub £180 m? (£18 ft?) bracket that
is significantly in excess of rental levels achieved in the city centre of Worcester and
the town centres of Droitwich and Bromsgrove. Typical requirements for space are

from utility companies and regional local companies requiring good motorway access.

The M5 Corridor has seen also a particularly large level of court yard office schemes.

These have been generally sold to owner occupiers.

The Waterfront at Brierley Hill is now an established commercial area. Current office

occupiers include the Inland Revenue, Child Support Agency and Egg.

The opening of the M6 Toll Road in December 2003 has led to a demand for business
and commercial space in relatively new business park locations. This has included
Cannock and Lichfield.

Up to the production of the King Sturge report (February 2005), it was noted that
Planning Guidance in PPS6, promoting the use of the sequential approach for town
centres for both office and retail developments, appeared to have had little impact on
new office development within the West Midlands regions. Instead, increasingly new
office development was taking place in out of town locations, often with poor public

transport and little local amenities. With the exception of Birmingham City Centre, it
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3.12

313

314

3.15

3.16

was noted that there was limited new office development in the 25 strategic centres
identified by Policy PA11 of Regional Planning Guidance.

It is clear from interviewing Jon Carmalt of this practice, that there has been a change
in tack over the last three years. A note of the structured interview with Jon Carmalt

forms Appendix 2.

Jon Carmalt has noticed a move, in terms of demand, back towards city and town
centres. This shift has become more apparent over the last couple of years. This is
evidenced by comparative rental growth within fown offices. For example, prime
rentals in Birmingham City Centre have increased from £270 m? (£25 {t*) in 2002 to
£325 m? (£30 ft2), plus parking, in 2008. In contrast, out of town locations such as
Birmingham Business Park have seen negliable rental growth over the last 10 years.
Rents at Birmingham Business Park are currently stuck at £195 per m* {£18 per ft2),

including parking

There are a number of reasons for this shift. These include:-

® Companies taking less car parking, because less people are using the car to
get o work.
. Accessibility to local amenities has become increasingly important. This

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

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

° Proximity to competitors for ease of staffing

The shift back to town centres has been a gradual movement. However, we consider
there is more to come, as there will be latent demand from companies holding space
in out of town business parks, but who have been unable fo release their floor space,

to move back to the town and city centres, until their lease expires.
Growth Sectors in the Regional and Sub Regional Market

Our sisier report, that assessed the general employment portfolio of land for Lichfield,
referred to structural changss in the national and regional economy. Specifically, it
highlighted the significant decrease in the manufacturing sector and the corresponding

growth in the service sactor.
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347

3.18

3.19

3.20

3.21

3.22

3.23

In the West Midlands, employment in the service sector is projected to grow from 2.08
million in 2008 to 2.30 million in 2020. This is an increase of 222,000 jobs. This

represents a greater than 10% increase form the current levels.

it would be an over simplification to assume that all these jobs wil be housed in
offices. For example, this growing service sector will affect the demand for other
employment property, such as distribution, and non classified sectors such as
education and health.

In addition, offices are tending to be used more efficiently. This is because of desk

sharing and home working.

For these reasons, the continued projected growth in the service sector may not
necessarily equate to an equivalent growth in demand for offices. Nevertheless,
because of the structural changes in the economy, there should be a continuing

overall growth in the office market.

The obvious growth sector is financial and business services. Of these two, business
services is likely to be more resilient in the short term. The financial services sector,
that has seen considerable growth both nationally and regionally, is likely to contract in
the short term, given the current global economic and financial crisis. How this will
manifest itself on the market for office property within the region has yet to be fully

understood.

Until recently, the public sector has been a large growth sector in the office market.
However, most of the large relocations have now already been accommodated or

committed. As such, this is not seen as an obvious growth sector going forward.

As referred to above, the construction of the M6 Toll Road has made a difference to
the geography of the office market for the West Midlands. The M6 Toll Road is the
only major road construction project in the West Midiands of the last 10 years. In
addition, no similar projects are currently planned to take place over the next 10 years.
The opening of the M6 Toll Road has helped bring the Lichfield office market fo the
fore. The view of Andrew Buckman of Kingston CPC is that the M6 Toll Road has put
the area in the spotlight, where previously it was not. A note of the structured

interview with Andrew Buckman forms Appendix 3. This has particularly benefited
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3.24

3.25

3.26

3.27

3.28

3.29

3.30

locations that are well located to the M6 Toll Road junctions, such as Wall Island
(Lichfield South} scheme.

The market for small front door freehold offices in the region has reduced guite
significantly. The current financial and economic crisis has not helped. However, it is
arguable that this market had reached saturation point before the Credit Crunch.

Finally, the general quality of offices in the West Midlands is improving. This is due
principally to staff retention issues as referred to previously. This should act as a
stimulus for the redevelopment of old office buildings, that no longer provide the
quality of space required. This in turn could release development sites in established

centres.
Lichfield as an Office Location

in Table 5.3 to the Final Report to the Regional Centres Study, Lichfield is identified in
the 5™ and last level of the office centre hierarchy for the 25 identified centres within
the West Midlands. It is grouped with other similar centres such as Stratford-upon-
Avon, Nuneaton, Sutton Coldfield, Burton-upon-Trent, Kidderminster, Merry Hill,
Rugby, Tamworth and Cannock.

In Appendix 4, there is a table that this practice produced on the key indicators for the
office sector for the major regional centres. This data was produced in February 2005
and informed King Sturge’s input to the Regional Centres Study.

It notes that the total built office stock within Lichfield City Centre is 56,000 m?. (602,
784 f12). Out of the 30 sites considered, this ranks as 19".

2,849 people were employed in the financial and business services sector. This
ranked Lichfield as 18" out of the 30 centres. Those employed in public
administration was relatively lower, at 469, ranking Lichfield 26" out of 30.

At that time (February 2005), Lichfield was achieving prime office rents of £150 m?
(£14 ft?). This has subsequently been beaten in recent office schemes {which are
referred to below, that have achieved over £18 per 2 (£195 per m?). Lichfield was

10™ equal highest compared to all other centres.
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3.31

3.32

3.33

3.34

3.35

3.36

3.37

3.38

This confirms that Lichfield is not a major office market. it competes with the likes of
Burton and Tamworth, rather than bigger markets such as Birmingham, Coventry and

Wolverhampton.

Notwithstanding this, we consider the city has good rail and road connections. It has
a good environment and an historical interest. |t possesses a good housing stock,

that will be attractive to a number of decision makers and company executives.

For these reasons, and the advantages provided by the M6 Toll Road, we consider
that Lichfield should be competitive in retaining current office occupiers who retain
new space and attracting companies who are looking to refocate or invest within the

West Midlands region.
Level of Vacant and Available Office Property

We have produced two schedutes of vacant and available office property in the District
of Lichfield. In Appendix 5, the schedule sorts the properties by size. In Appendix 6,
the schedule is sorted by location.

The overall level of floorspace, at 7,287 m? (78,437 ft?) in 33 properties would not
seem fo be particularly high. 5782 m? (62,232 ft?) is located within the City of
Lichfield. This represents just over 10% of the built office stock of 602,784 ft* (56,000
m?), as referred to in the 2005 Regional Centres Study.

Recently, the level of vacant and available floorspace has increased, with the influx of
new stock, particularly City Wharf. This scheme accounts for 2,088 m? (22,593 fi?) just
under 30% of the total level of vacant and available floorspace within the District.

The majority of vacant floorspace is situated within Lichfield City. This accounts for 29
of the 33 units. All other vacant property — 1,510 m? (16,205 ft?) in 4 units — is located
within Zone 1 of Burntwood Business Park. This includes Unit 4, Newlands Court, that
accounts for 935 m? (10,070 ft2).

Of the 29 units within Lichfield City, 24 provide less than 185 m? (2,000 ft2). This
leaves only 5 units providing a choice of units above 185 m? (2,000 f2). The largest is
Guardian House, Birmingham Road, that has 1,485 m? (16,002 ft?) on the market.
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3.39

3.40

3.41

When interviewed, Andrew Buckman considered there had been a shortage of
premises in the market in Lichfield City in relation to demand. This became
particularly apparent with the development of City Wharf and Parkside Court and their

subsequent take up.

These two schemes are considered in a little bit more detail below. However it is
worth noting at this stage that Parkside Court Phase 1 has sold well, demonstrating
good demand for units up to 230 m? (2,500 ft2). City Wharf can provide larger units
and has shown there is demand for this type of accommodation, securing a letting of
835 m? (9,000 ft2) to JMP Consultants and 650 m” (7,000 ft2) to the Council.

Development Activity and Enquiries

Development of office floorspace in the City and District of Lichfield in the last few
years have been undertaken within the City Centre, the built up area of Lichfield, the
built up area of Burntwood, and out of town, at Wall Island. This activity is
summarised below in Table 1.

Table 1 — Recent Office Development Activity

Lichfield City Centre

Redrow, with support from
AWM. Office scheme of 4,259
m? (45,843 ) in 6 two storey
buildings. 4 buildings
complete with construction just
staring on remaining two
(Blocks C and D).

st
Sandford Street Charter House and Charter | This has been a successful development both
Mews. Mixed use | in respect of the residential units and the
development of 640 m? (7,000 | office accommodation. The offices are in the
ft?) of offices and 21 flats. city centre, with car parking both private and
public close by, and have been fully let.
City Wharf Mixed development by | 835 m? {8,000 ft2) et in one building to JMP

Consultants for £198 m® (£1842 5. A
further 650 m? (7.000 fi*) taken by LDC
{Venture House). Blocks E and F can be sub-
divided to provide units from 218 m? (2,347
fi2). One of these units is reported to be
under offer fo Harisons to help relocate
husinesses from the Friarsgate

redevelopment scheme.
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Lichfield

Offered 'For Sale’ ¢n a freehold

basis or 1o let, this development
16 ftwo
contained office buiidings. The

has storey self
units range from 115 m? (1,242

ft2) to 320 m? (3,451 ft).

Practical completion of Phase 1
(6 units totalling just under 230
m2 {14,000 ft%)) took place in
August 2008. Phase 2 (another
totalling 1485 m®
(16,000 ft%)) has yet to start.

10 units

Phase one has proved a successful scheme,
catering for smaller ocoupiers and taking
advantage of Imited supply in the area. 4
units have sold and a fifih was under offer in
September. The scheme has been a success
despite a lack of prominence and poor
access, and has attained freehold prices in
the region of £2,153 m” (£200 ).

Greenhough Road
{Parkside Court}
Lichfield Business
Village

25 new office units, with flexible
terms available. The scheme is
situated within the university
grounds. Good access and

parking faciliies.

The scheme is well let and benefits from both
the flexibility it provides, as well as the links
with the university.

Burntwood

Crompton Court and
Newlands Court,
Burntwood Business
Park.

New build 2/3 storey office
scheme built in two phases by
First
Court)
comprises B units totalling
1,793 m* (18,300 f?), with units
ranging from 204 m? (2,200 ft).
Second
Court} comprises 7 units
{otating 3,255 m? (35,040 fi2).

Gladman Developments.

phase (Crompton

phase (Newlands

1 remaining unit of 936 m’ (10,070 1),
marketed at £140 m? (£13.00 f?) to et or
£1,615 m? (E150 ft3) for freehold sale. The
last deal completed was in January 2008 on a
485 m? (5,250 ft%) unit which was let for 5
years al a stepped rent starting at, £113 m2
{£10.50 2 rising to £139.93 m? (£13.00 {t*).
Most of the other units were sold freehold for
£1,560 to £1,615 m? (£145 to £150 f2).

The scheme is now almost fully [et/sold and
has been successful, although the last unit
has struggled to let or sell.
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Qut of Town

Wall Island

New build office scheme with
three 2 storey headquariers
buiidings of 1,432 m? (15410
%), 1,356 m? (14,600 ft*) and
1,211 m? {13,033 ft*) totalling

The scheme is now fully let to Nextria Qne,
Skipton Building Soclety and Parker
Hannafin and has achieved rents of £194 m?
(£18 f2). The scheme is adjacent fo a
McDonalds, Esporta Gym and an Express

3.42

3.43

3.44

3.45

3.46

4000 m? {43,043  ft2). | by Holiday Innn.
Developed by Lingfield

Securities.

We discussed these schemes with a local agent, Andrew Buckman, in an interview on
2 September 2008. Particular reference was had to City Wharf, Parkside Court and

Wall Island. Marketing brochures to these schemes forms Appendices 7, 8 and 8.

With regard to City Wharf, Andrew Buckman considered the lsttings of 835 m” (9,000
ft*) to JMP Consultants and 650 m? {7,000 ft?) to the District Council to be unusually
large lettings for Lichfield City Centre. This is because the supply of ofiice space in
Lichfield has historically provided units of between 185 — 370 m? (2,000 — 4,000 ft*),
and therefore take up within the City Centre has been restricted.

Local agents have noticed that since January 2008 10% of enquiries for Lichfield
District have been for suites of greater than 929 m? (10,000 1), Until City Wharf was
developed there had been no new accommodation within the city centre to capture
such enquires. The transaction of JMP (835 m” (9,000 ft%)), who have relocated from
Shenstone, shows that if the product is built then there is the potential to attract the
bigger enquiries to Lichfield City.

If larger floor plates were developed in Lichfield then the local office market would be
able to satisfy a greater number of requirements, and thus make the area a potential
location for a greater number of companies. A long term strategy for the Lichfield area
would be to provide a varied number of floor plates so that the area can capture

requirements as and when they arrive.

In the interview, Andrew Buckman commented that City Wharf was a slightly
peripheral site, compared to some of the other potential sites within the City Centre.

In addition, he considered that it has suffered from not being particularly well served
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347

3.48

3.49

3.50

3.51

by car parking (3 spaces per 93 m? {1,000 ft%)), in comparison to what occupiers have

previously been used to in Lichfield.

The City Wharf development is in an edge of centre location adjacent to the main
railway line. A direct pedestrian route to the town centre is restricted by the railway
line. It therefore may be less attractive to occupiers than a more centrally placed
office development. The site is currently under construction, but there are ohvious
signs of congestion with a local garage business using a significant amount of the

space to park cars.

In smaller town and cities, where public transport is less well provided for, occupiers
still may require high levels of car parking. This may be accentuated in a iocation
such as City Wharf, where city centre amenities are a 10 minute walk away.
Fortunately, both the Council and JMP, an environmental consultancy, place
significant importance on being environmentally friendly and therefore the perceived

level of car parking was not a crucial factor.

The most significant letting on the development has been the 835 m? (9,000 ft) pre-let
to transport planning, engineering and environmental consultancy, JMP. This letling
was made at £198 m? (£18.42 ft?), which reflects the highest rent achieved in the city
centre. The previous highest rent was achieved at Lichfield South Business Park at
£194 m* (£18.00 ft?). This demonstrates that there is demand for larger suites in the
City Centre, and that companies are willing to pay higher rents for good quality

accommodation.

The Parkside Court development at Greenhough Road has helped demonstrate the
extent of latent demand in Lichfield City for new floorspace. This development is not
an obvious pitch, being in a peripheral location, situated near industrial property and
suffering a lack of prominence to the main road. Nevertheless, the first phase of this
scheme has been successful, with four of the six units being sold prior to practical
completion, and with the fifth under offer. All are being sold freshold at £2,142 m?
(£199 ft2).

We consider that the sticcess of Parkside Court has been due to the lack of available
product in the market rather than the location. The development suffers from poor
access and a lack of prominence. Pent up demand for freehold units in the Lichfield
area has driven sales, accompanied by a market where {until recently) funding has

been readily available. The freehold office market has since suffered with occupiers
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3.52

3.53

3.54

3.55

3.56

either struggling to secure bank finance to purchase, or being unwilling to part with

their money until they are certain the bottom of the market has been reached.

Andrew Buckman considered that the Wali lsland scheme (Lichfield South) is
competitive to the City Centre, although its advantages are not conclusive. Moreover,
he considered that this scheme had offered a product, qualitatively, that had not been
made available elsewhere within the City or District.

Wall Island has been developed to provide high quality head quarter type buildings
over two storeys. These building provide larger floor plates than those available in
Lichfield, accompanied by new build accommodation offering a high specification.
This is therefore a different product to that offered in the city centre, and as such it has
(until City Wharf's development) attained a higher rent.

The scheme has been very successful, letting the three buildings with relative ease.
One of the lettings was to Parker Hannifin, who relocated from neighbouring Cannock.
Two of the companies based at Wall Island are in the communications / engineering
industry and presumably are willing to pay higher rents than those in Lichfield for the
benefit of close proximity to the road infrastructure and the generous car parking
provision. If a number of staff travel relatively longer distances frequently for work
purposes then it is unlikely that a town centre location would be preferred due to
distance from the local motorway network, and reduced car parking provision. On the
other hand, if it was only the lack of larger floor plates that drove the companies’
decisions to locate out of town, then the attraction of greater amenities for staff in a

town centre location may encourage then to move to Lichfield.

For this reason a variety of floor plates should be offered in Lichfield, to ensure that
larger requirements can be satisfied. Lichfield henefits from good road transport links,
and therefore a relatively generous car parking provision on city centre developments
could provide companies with the best of both worlds.

As will be seen in the next section, the level of car parking does represent a irade off
with the level of built development. This will affect the overall capacity of the City

Centre for new office floorspace.
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3.57 Finally, Burntwood Business Park has been a relatively successful scheme by
Gladman Developments. Marketing details can be found in Appendix 10. This is a
scheme where we have been involved as marketing agents. All 13 units have either
been let or sold, with the exception of Unit 4 at Newlands Court (*935 m? (10,070 ft2)).
This remaining unit has been available and vacant for sometime now, indicating that

the office freehold courtyard market may have reached saturation point in this location.
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4 CAPACITY OF LICHFIELD CITY CENTRE

4.1 The mini office review carried out by the District Council identified 14 potential sites for
office development within the City Centre and in its immediate environs. A plan,

marking the outline of these sites in red, is provided in Appendix 11.

4.2 Subsequently, a 15M site was added by the District Council for assessment. This site
is the Maltings, that lies directly to the north of Shires Industrial Estate, Essington
Road. A plan of this site forms Appendix 12.

4.3 All 15 sites were physically inspected for their suitability, in market terms, for office
development. As such, consideration was given principally to their location, situation

and size.

4.4 The assessment of the market potential of the 15 sites surveyed is summarised in
Table 2 below.

Table 2- Assessment of Market Potential of the 15 identified City Centre Sites

] avea | pres

: i SIte

1 Sandford Streat/Swan | 0.187 ha (0.461 | Opposite a modern office scheme | Small site.
Road Car Park acres) on Sandford Street which is well
let and appears fo have been a

S1ICCEess.

This site is on the right side of
Swan Road, being close to the
town centre facilities. In an

astablished office location. Good

road access to site.
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2 Bird Street Car Park 0572 ha (1.414 | Town centre location with good | Possible  traffic congestion.
acres) pedestrian access, close to | Access road/Bird Street is poor.
facilities. Shops need servicing from the
rear, which backs onto this car
park. Scheme would need to be
appropriate to allow for this and
adequate car parking provisions
would be necessary to avoid

congestion.

3 Lichfield Minster Hall | 0.160 ha | Town centre location with good | Appropriate access to the site
Youth Centre {0.394 acres} pedestrian access, close to | would need fo be assessed.

facilities. Access into Bird Street car park is
poor.

4 tinford Construction | 0.633 ha (1.564 | Currenfly occupied by Linford | Access road (Cross Keys) is fight
site, Queonians Lane acres) Specialists  in  Construction. | and may need improving if

Aftractive location next ta the | significant office development on

park. Close to town centre | site. Site is located fo the rear of

facilities. Close to new car park. the town centre so there is a lack
of prominence.

5 Cross Keys site 0.303 ha | Aftractive location close to park | Further away from train and bus

(0.750 acres) and short walk to town centre | station than other sites. Access
facilities. roads appear to suffer from
congestion and may be a problem
at peak travet times during the
day. Situated at the back of the
town centre, making the location
less attractive to occupiers.

6 Redcourt Car Park 0.279 ha | Edge of centre location, A short | Slightly less prominent than the

(0.890 acres) walk to ftrain and bus station. | Bald Buck Public House.
Located close to other marketable
opportuniiies {ie Guardian House
and Bald Buck Public House).

7 Bald Buck Public | 0.245 ha (0.606 | Close to train and bus station. | Small site (but viable). Situated on
House and adjacent | acres) Enjoys good prominence to | a cross roads so access may
car park, Birmingham Birmingham Road and is well | cause highways issues if site is
Road related to Guardian House — an | over developed.

established office pitch.
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8 Guardian 0.709 ha | Already an office location. Good | Pedestrian  access could be
Birmingham Road {1.751 acres) prominence. Good access road | improved.

to site. Close to train and bus
station. Close to fown cenire

facilities.

Station,
Road

a Fire and Ambulance
Birmingham

0.537 ha {1.328

acres)

Good prominence. Good access
road to site. Close to train and
bus station. Close to town centre

facilities.

Adjoining some existing housing
so could come under pressurs for
residential redevelopment.
Pedestrian access to site across

the Bimmingham Road needs

(1.142 acres)

Good access to site.

improving.

10 | Co-op Funeral Pariour | 0.082 ha | Close to town centre. Very close | Very small site occupied by a good
(0.227 acres) to bus and train staton. Good | building from which a funeral
prominence. Good access to site. | business is run. Site does not look
in need of redevelopment;
refurbishment likely o be more

viable,
11 | Wiliell Road 0.462 ha | Close to bus and train station. | Developing this site for offices will

depend on the success of the City
Wharf scheme. [f it is successful
then the City Wharf scheme could
be replicated on this site. Access
around the site wil need

improving.

12 | New Davidson House

0.127 ha (0.314

acres)

Situated in an office location,
teing adjacent fo City Wharf and
may provide a good extension to
this scheme. Good prominence.
Close to bus and train station.
Good access to site.

Slightly removed from town centre.
Adjacent to a listed building which
will impact any future
redevelopment in design terms.

13 Shires
Estate,
Road

Industrial
Essington

1.506 ha (3.943

acres)

Dated trading estate in need of
modernisation. Good access to

site hy car.

Access needs improving. Edge of
centre focation. Lack of public
transport. Long walk to train and
bus station and town centre
faciliies. Site may come under

pressure for trade counter uses.

Garage
Shires
Estate

14 | Peugeot and Gitroen
opposite
Industrial

0.566 ha (1.4

acres)

Good prominence. Situated on a

main road into the fown centre.

Edge of cenfre location. Lack of
public transport. Long walk to
frain and bus station and town
centre faclities. Site may come
under pressure for trade counter

uses,
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15 | The Maltings

0.584 ha (1.442

acres)

Situated on a main road into the
town centre.

The expense of restoring the listed
buildings on site is probably not
viable for an office scheme, The
site is likely to come under
pressure for residential
redevelopment. Edge of centre
location. Lack of public transport.
Long walk to train and bus station

and town centre facilities.

4.5

4.6

47

48

Of the 15 sites, we conclude that 6 are definitely viable for redevelopment for office

purposes, if deliverable. These sites are:-

) Sandford Street/Swan Road Car Park.

° Redcourt Car Park

. Bald Buck Public House and adjacent car park, Birmingham Road.
° Guardian House, Birmingham Road.

s Fire and Ambulance Station, Birmingham Road.

. New Davidson House.

All of these sites are well located in relation to the train station and Birmingham Road.
In addition, most of these sites enjoy a good prominence. For these reasons, we
consider that these sites will be attractive to occupiers in the office market, if and when

the sites are developed.

We have discounted the 4 sites in the northern part of the City Cenfre. These sites
lack prominence and are not particularly easy to access. in addition, these sites are
likely to be more sensitive in terms of conservation and design issues. For these
reasons, we consider these sites are less attractive in market terms and cannot be

relied upon to generate office floorspace development.

We have discounted also Shires Industrial Estate, the Peugeot and Citroen garages
opposite the Shires industrial Estate, and the adjacent Maltings. Principally, we
consider that these sites suffer in terms of location. The sites are not an easy walk to

the City Centre and the amenities it brings, and the rail and bus stations. Conversely,
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these sites do not enjoy the advantages of a totally out of town location, such as Wall
lstand.  Whilst Greenhough Road, another peripheral industrial estate, has
successfully regenerated into an office location, this has been due primarily to a lack
of opportunities elsewhere. Assuming the identified opportunities now come forward
for development, these three sites will suffer in comparison.

4.9 The Co-op Funeral Parlour enjoys a good site for offices. However, this site is very
small and the existing building lends itself more to refurbishment and a change of use
to offices, rather than development. For this reason, we have discounted this option.

4.10 This leaves Wiltell Road. This is an existing industrial estate, that does not hold
significant value as part of the wider portfolio of employment estates for the District.
However, we do see some potential of this site for office use. This potential will
depend, though, on the success of the City Wharf scheme. If the City Wharf scheme
is successful, then we consider that this could be replicated across the road to this
site. On this basis, we have added Wiltell Road fo the assessment of identified sites

for office development by type and scale.

411 This assessment is summarised below in Table 3.

Table 3 — Assessment of Sites for Office Development by Type and Scale

Ret| o oste Lo accommodation . | -tikely |
.| Generated f1* () | Generate

1 Sandford Street/Swan 213 storey single block, offered 1,071 1,499

Road Park i i
Car Par either whole, by floars or suites (11,525) (16.135)
from 186 m? (2,000 it*)

6 Redcourt Car Park 3 storey single or twin blocks, offered 1,603 2,244

ither whol by floors from 279m?
either whole or by floors from (17.250) (24.150)
{3,000 ft2)

7 Bald Buck Public House, | 3 storey single or twin blocks, ofiered 1,408 1,971
and adjacent car park, | either whole or by floors from 232m? (15.150) (21,210)
Birmingham Road (2,500 ft?)

8 Guardian House, 3/4 storey single, twin or four blacks, 4,067 5,694
Birmingham Road offering floors or building of 929m?

ng g floo g (43,775) (61,285)
(10,000 ft?) plus.
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9 Fire & Ambulance Station, | 3 storey single, twin or three blocks, 3,084 4318
Birmingham Road that coutd be sub-divided by floor from (33.200) (46,480)
325m2 (3,500 f%)

11 | Wiltell Road 2/3 storay single, twin or three blocks, 2,852 3,713
that can be sub-divided by floor from (8,550) 39,970
279m? (3,000 ft%)

12 | New Davidson House 2/3 storey single blocks, offered either 729 1,021

hole or by floors from 232m? (2,500
whole or By Tloer e ( (:850) (0,890)
ft?)
14,614 20,460
(57,300) 220,220

The principal functions in generating these floorspace figures for each site are the
number of storeys and level of car parking. In addition, we have had reference to
recent market take-up and enquiry, by type, in considering the accommodation to be

Lichfield South (Wall Island) and City Wharf are two of the most recent examples of
office development within or ciose to Lichfield City. Both developments accommodate
two storey buildings. City Wharf has a parking ratio of 1 spaces per 31 m? (333 fi?),
Lichfield South enjoys a better parking standard at 1 space per 28 m* (300 7). City
Wharf is generating 4,259 m? (45,844 ft*) on a site of 1.16 hectares (2.87 acres). This
gives a development density of 3,672 m* per hectare (15,974 ft* net per acre).
Lichfield South has generated 3,999 m? (43,000 ft?) on 1.3 hectares (3.21 acres) at a
development ratio of 3,076 m? per hectare (13,410 fi2 net per acre}). These

development ratios are pretty standard for out of town office developments, However,

In city centre schemes, developers would be hopeful of achieving a greater
development density. However, as stated above, much depends on the car parking
provided and the number of storeys built. Table 4 below provides a rule of thumb for a

series of scenarios, considering different car parking ratios and building storeys.

412
provided on each site.
413
they are low for city centre or town centre schemes.
4.14
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Table 4 - Development Densities
i No. of Sioreys;_é'l : Car Parkmg Standard m2 per space = Development Denstty per hectare, net
o e T | per space) e mz(ft") : i i
2 31(333) 3,443 to 4,589 (37,050 to 49,400)
3 31(333) 458910 5,738 (49,400 to 61,750)
2 47 (500) 5,738 to 8,311 (61,750 to 67,925)
3 47 (500) Up to 8,032 (up to 86,450)

415

4.16

4.17

Until each site is considered in detail by an architect, it would be difficult to make a
precise judgement about which scenario best fits each site. Much will be determined
by the constraints and opportunities that each site provides. In addition, an architect
would facior in whether or not there is a need for a service road (as with City Wharf),
what space is required for circulation, the shape of the site, its size, and whether a
double or return frontage provides opportunities for second or third access and, thus,

can reduce circulation space.

Consideration would also need to be given about how many storeys the site can
sustain. Design and conservation is a particular issue of interest in the City of
Lichfield. Three of the 7 sites are located within the City Conservation Area. Another
2 are located just outside. In addition, there are numerous listed buildings. Generally,
the building height in Lichfield is between 2 and 3 storeys. Based on good design, we
consider that most sites should be able to sustain 3 storeys relatively easily. In
addition, there may be potential for a slightly higher building at Guardian House, that is
a well established office pitch in a prominent location and outside the City

Conservation Area.

The issue of parking is likely to be a more sensitive issue. Andrew Buckman of
Kingstons CPC, on interview, considered that the parking standard at City Wharf, at 1
space per 31 m? (333 it?), was not overly generous. However, this car parking
standard is more akin to out of town locations. In other more established office
pitches, such as Birmingham City Centre, a far lower level of car parking is provided
for staff. This is because of a greater reliance on public transport and the accepted

practice of using public car parks for commuters.
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4.18

419

420

4.21

422

4.23

As referred to in the previous section, we consider that Lichfield City Centre enjoys
good public transport connections. However, it does not measure up to the same
level as Birmingham City Cenfre. Instead, we consider it more akin to an office pitch
such as Edgbaston, that has a parking standard of 1 per 47 m* (1 per 500 {t2). In time,
we consider that development sites in Lichfield City Centre could sustain this lower
leve! of car parking and still be competitive, given the other advantages that the city

centre offers in terms of amenities, etc.

Clearly, the safeguarding and extension of any existing public car parking that serves
the city centre will be important. To this end, we understand that the redevelopment of
the town centre (Friarsgate) will provide a net increase in public car parking serving

the city cenire.

On the basis of these assumptions, we have employed an average or likely floorspace
density of 5,738 m? (81,750 ft?} net per hectare for all sites. This allows for either a 3
storey development with a car parking standard of 1 space per 31 m?® (333 ?) ora 2
storey development with a car parking standard of 1 space per 47 m? (500 ft2). Some
sites may struggle to achieve this; others may exceed it. However, we consider this

to be realistic for the purposes of advising on potential capacity over the medium term.

Employing a development density against the 7 identified sites generates a total
potential floorspace of 14,614 m? (157,300 ft*) net. The 30,000 m? {332,920 ft?)
referred to in draft Regional Spatial Strategy is a gross floorspace figure. Generally,
the level of net floorspace is equivalent to 85% of a gross figure. On this basis, the
gross figure of 30,000 m* (332,920 ft*) would generate 25,500 m? (269,100 ) of net

fioorspace.

Our assessment indicates that the likely capacity of those development sites that we
consider to be marketable for office development is likely to fall over 10,000 m?*
(107,640 f2) net floorspace short of the figure required by Regional Spatial Strategy.
Therefore, unless other sites come forward within the city centre, additional provision
will need to be made in other locations outside the city centre. This is considered in

the next section.

Even if the maximum development density was achieved with each identified site
8,031 m? per hectare (35,000 fi? per acre), the total level of floorspace generated at
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20,458 m? (220,220 t2) would still fall short of the required figure. However, for the
purposes of selecting other locations, we would recommend that the a