


The Concept Masterplan
Framework for Loughborough
Science and Enterprise Park sets
an agenda for development on this

important site. ...the Science and Enterprise Park [will] mature and bring an

expansion of employment to the town not just in high tech
It realises Charnwood Borough knowledge-based research and development jobs but also in

Council’s intentions to foster a : : .
knowledge environment in line the industries that service and support them.

with its adopted Core Strategy.
We expect a masterplan to be developed that provides a

This report is the culmination positive framework for integrated development.”

of a process that has engaged
the Partnership comprising
representatives from Charnwood Core Strategy
Borough Council, Loughborough

University, Wilson Bowden and

Leicestershire County Council.
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Glossary

The following list is a glossary of terms that are repeatedly referred to in this document:

“Charnwood” Charnwood Borough Council

“Core Strategy” Charnwood Local Plan 2011-2028 Core Strategy
(adopted November 2015)

“the County” Leicestershire County Council
“FAR” Floor area ratio
“the Framework” Concept Masterplan Framework for the

Loughborough Science and Enterprise Park
“GFA” Gross floor area

“LCA” Borough of Charnwood Landscape Character Assessment
Local Plan document EB-ENV-4 [2012]

“LLEP” Leicester and Leicestershire Enterprise Partnership
“the Park” Loughborough Science and Enterprise Park

“SUE” West of Loughborough Sustainable Urban Extension
“the University” Loughborough University
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Executive Summary

The commission and the Partnership

The development of the Park is governed and
supported by the policy framework set out in

the Charnwood Core Strategy. It is Charnwood
Borough Council’s vision that the Park will have a
national profile, building on the opportunity for high
tech knowledge-based research and development
in partnership with Loughborough University and
business leaders.

An area for the extension of the Park has been
allocated to the west of the existing science park
and the University campus. Approximately half of
this site is owned by the University, half is under
the control of commercial developers Wilson
Bowden and a small area is under the control

of William Davis. The commission to design a
Concept Masterplan Framework for the Park has
resulted from a desire to harness the opportunities
provided by the policy context, the site and the
market conditions. A Partnership formed of
Charnwood Borough Council, Loughborough
University, Leicestershire County Council and
private development partners Wilson Bowden has
taken the initiative to develop proposals for the
physical environment of the Park, underpinned by
an assessment of its viability and deliverability. The
Framework presented in this document is the result
of this initiative.

Stages of preparation of the masterplan
Engagement with the Partnership has taken place
at various stages throughout the design process.
At project inception, an initial briefing workshop
and joint site visit was undertaken to outline key
objectives and considerations. This was followed
by a series of one-to-one consultations with the
University and Wilson Bowden to understand the
particular aspirations of both land owners.

The first stage of design work included the
development of strategic principles and options
for the Framework. These formed the basis of a
presentation and discussion that was formalised
through written feedback and incorporated into the
preferred option.

At the second stage of the project, a preferred
option for the Framework was presented to the
Partnership for discussion and comment. Feedback
was collected and informed the subsequent design
development.

Leicestershire County Council was consulted
principally with regard to highways and strategic
economic development issues.
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Quantum and type of development
The Core Strategy sets out permitted land use for
the Park including:

e Uses that directly relate to the University’s own
operational activities

e Businesses operating within or directly
supporting the knowledge based sector

¢ Aninnovation centre with space for business
start ups

e Grow on units for small and medium sized
enterprises

e Appropriate ancillary uses to serve the Park
exclusively

Development Brief table

Science and enterprise parks tend to work as an
ecology of small pioneering businesses that drive
cutting edge innovations and larger established
players that have the resource and funding to bring
those innovations to the market. Based on market
demand analysis and the evidence base outlined

in Section 2 of this report, the table below sets out
high-level space assumptions for different uses that
will be located in the Park.

It should be noted that this mix and quantum of
development explores the upper limits of the site’s
capacity in order to accommodate for the most
favourable market conditions. In the event of lesser
market demand or slower uptake of development
land, the masterplan layout can accommodate for a
proportion of this aspirational quantum.

Use Gross Floor Area
Innovation Centre 6,000 sgm

Grow on space 40,000 sgm

Hybrid R&D and Advanced Manufacturing and/or | 143,000 sgm
Traditional R&D

Sports Institution 1,000 sgm

Hotel, conference centre and serviced residential

10,000 sgm (200 beds + 50 flats)




Constraints and Opportunities

The site allocated to the expansion of The Park has a

series of physical characteristics that influence how
the Park can be developed. Some are constraints
that will limit the amount or type of development
whereas others are opportunities that catalyse
development. In summary these considerations are:

Constraints:

e Topography: the site has a gentle sloping
topography with some steeper slopes. Larger
buildings will require significant amounts of
excavation and fill to create level building sites,
resulting in increased development cost

e Garendon Park visual impact: the Park faces
Garendon Park, a protected historic parkland.
The impact of development on views from
Garendon Park needs to be considered in
relation to potential impact on heritage character

¢ Snell’'s Nook Lane: the site is currently bisected
by Snell’s Nook lane, a public through route that
makes connectivity and coherence of the Park
challenging

e Existing ecology: the site contains mature natural
landscape features whose ecological value
needs to be enhanced and preserved

e Existing infrastructure: an underground pumped
water main runs under part of the site

Opportunities:

Accessibility: the site is well connected regionally
through its proximity to the M1 motorway

but also locally as it adjoins the A512 into
Loughborough

Potential for new western access: planned
highway works adjoining the site offer the
opportunity to deliver a new access route and
gateway into the Park

Visibility: the site lies at the edge of
Loughborough and frames one of the main
entrance routes into the town

Landscape setting: the site lies in an area of
significant natural beauty, the preservation of
which is a key characteristic that sets the Park
apart from its competitors

Existing Science Park and Loughborough
University: Park is already an established
science park built on its close research ties with
Loughborough University. This collaboration
between academic and commercial sectorsis a
key driver for innovation at Loughborough

Vision and objectives:

The concept masterplan framework for The Park is
driven by the aspiration of the Partnership to create
a high quality, environmentally sound development
that integrates harmoniously with the natural
landscape. The Park shall utilise the potential of
university-industry partnerships to create a place
for knowledge-based research, innovation and
enterprise. The following development objectives
will embed the quality aspirations for the Park into
the physical concept masterplan framework.

1. Objective 1: Create a layout that activates human

networks

2. Objective 2: Deliberately plan open spaces that
contribute to the Park’s overall identity

3. Objective 3: Contain development within a
number of discreet and legible areas

4. Objective 4: Amplify the natural features that
exist on and around the site, acknowledging the
intrinsically rural place character

5. Objective 5: Parcelise and phase development
to be ‘whole’ at every stage

6. Objective 6: Accommodate the need for future
flexibility

Loughborough Science and Enterprise Park Concept Masterplan Framework

Land Utilisation

The Core Strategy sets out that 40% of the land
area shall be provided as green infrastructure to
reflect the location of the Park in Charnwood Forest.
Through discussion with the Partnership, the
following broad split between structural and on-plot
or on-parcel landscape has been arrived at for the
purposes of this commission.

A) 30% Structural off-plot landscaping
B) 10% On-plot or on-parcel landscape

The overall requirement of 40% site wide open
undeveloped space is thus achieved by A+B. The
delivery of the 30% off-plot landscape leaves 70%
of the site area for development parcels and road
infrastructure.
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Concept Masterplan Framework Spatial Framework Principle 7: This Framework sets out the structure of the

Through a series of strategic masterplan options, A legible network of roads and green corridors Park, safeguarding its key qualitative and spatial
strong and weak points of different layouts and principles. It is flexible enough to accommodate
design approaches were identified. The discussion ~ Spatial Framework Principle 8: development in a number of different ways, taking
and feedback from these formed the basis for a Preserve and enhance the geometries of field into account possible future changes in market
series of spatial framework principles that emerged  boundaries and site topography trends or delivery mechanisms.

as preferential through the option testing. These
spatial framework principles lay the foundationfor ~ The Framework for the Park sets out the structure ~ The Framework sets out:
the concept masterplan framework of the Park. of the development. As its name suggests, this

plan identifies a spatial framework within which

Where the 30% structural off plot landscape

Spatial Framework Principle 1: development can come forward in a variety of ways. could be located
A single hub located at the centre of the site ¢ How development could be grouped into

The Framework includes: hamlets
Spatial Framework Principle 2: ¢ How much development could be provided on
A new road to divert through traffic west of the * Thelocation of strategic road infrastructure such each parcel
existing science park to improve accessibility within as the New Snells Nook Lane e Where different uses could be located
the park, referred to as “New Snells Nook Lane” for ® The location of primary and secondary roads e How vehicles could move into and through the
the purpose of this concept masterplan framework within the Park Park

® Access points and gateways into the Park e How people could walk and cycle to and through
Spatial Framework Principle 3: * Thelocation of the strategic ecological corridors the Park
A new western gateway and entrance into the site to and natural parkland features that composethe ¢ How the edges of the Park could be formed

improve access to the park 30% off-plot landscape (as acomponentofthe ¢ How water could be managed across the site
40% landscape requirement)

Spatial Framework Principle 4: ¢ Thelocation of the Hub In order to provide further guidance, one possible

Concentration of areas of development into clusters ® The location and size of development parcels development scenario has been illustrated in more

(referred to as ‘hamlets’) and their predominant land use (Grow-on, detail in Section 7.

Advanced Manufacturing, etc)
Spatial Framework Principle 5:
Maximise the value of the A512 frontage

Spatial Framework Principle 6:

Distribute land uses according to functional
relationships and phasing
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Loughborough Science and Enterprise Park: Concept Masterplan Framework
* The land associated with ‘The Greens’ has the potential to be used as a development parcel assuming the necessary balance of green infrastructure is achieved to
meet the policy requirements.
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Viability

The viability assessment in this document sets out
the costs and development gains that are likely to
arise through the development of the Park. The aim
of this viability assessment is to identify any funding
gaps and to determine the amount of external
funding that must be sought to deliver the Park.

It is not expected that The Park generates profit

or supports itself from the outset. Instead, itis a
project that the Partnership are looking to invest in
to safeguard Loughborough’s future position in the
knowledge-based research sector.

The overall assessment of the viability of the Park
off sets the infrastructure cost profile against the
potential flow of development receipts. As the
hybrid R&D and Advanced Manufacturing model
is currently estimated to be the only commercially

viable development on the Park, all capital land
receipts will most likely stem from this type of
development.

For the purpose of this viability analysis, it is

assumed that:

¢ No restrictive covenant will be applied to
potential occupiers of the hybrid R&D and
Advanced Manufacturing units

e Land useisrestricted solely by the Core Strategy
Policy

¢ The development would achieve an average
yield of 7.5%

¢ Infrastructure costs are as set out in this
document

The speed of development of the Advanced
Manufacturing space may vary between one and
five hectares a year, depending on the existence and
nature of a gateway policy applicable to occupiers:

o Our modelling, which has presumed no
gateway policy, has allowed for a take up rate
peaking at an average of 1.3 ha/year over the course
of Phase 4, (though in many years up to 5 hectare a
year take up could be expected), and yielding up to
£23 million of land receipts over 30 years.

o Conversely, if occupiers were subject to
restrictive gateway criteria, the take up rate would
be nearer 1 ha/year at most, yielding up to around £9
million receipts over 30 years.

Viability table

Phasing Infrastructure costs Land receipts Cumulative infrastructure costs | Cumulative land receipts
Phase 3a (years 1-5) £7,250,000 £1,000,000 £7,250,000 £1,000,000

Phase 3b (years 6-10) £1,500,000 £4,500,000 £8,750,000 £5,500,000

Phase 4 £7,000,000 £8,900,000 £15,750,000 £14,400,000

Phase 5 £3,500,000 £8,600,000 £19,250,000 £23,000,000

End of Development £3,700,000 £22,950,000 £23,000,000
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Delivery Phasing

The viability assessment highlights the following It is estimated that the Park will be developed over
challenges to the delivery of the Park: a 30-year period. The phasing of development
1. Infrastructure costs may exceed land receipts will be subject to detailed delivery considerations.
achieved through development However, one potential phasing strategy could be to
build the Park in three broad bands of development,
2. If occupiers are selected according to stretching from east to west across the site. In order
restrictive criteria such as their affiliation with to maintain the spatial coherence with existing
specific research sectors or existing ties with phases of the Park, development could extend from
Loughborough University, this may have the the north-eastern part of the site where a connection
effect to: to existing plots and facilities can most easily be
a. Limit the amount of developmentthat made. Development could initially stretch along the
is likely to come forward northern boundary, forming the frontage along the
b. Discourage interest from private A512 and establishing the western gateway into the
development partners Park.
C. Reduce the speed of development
The delivery strategy for The Park thus seeks to Based on the market analysis and development brief
overcome the challenges brought about by high set out in Sections 2 and 3, the initial development

infrastructure costs and the potential restriction ofa  phases are likely to contain a modest amount of
gateway policy that regulates occupier selection. Six start-up and Grow-on space. This will allow new
key actions are recommended to overcome these businesses to settle here and develop their business

delivery hurdles: model. Phases 4 and 5 are then likely to provide

additional Grow-on capacity for businesses that
Key Action 1: Leverage of external funding have matured and want to invest in better facilities.
Key Action 2: Put in place an Infrastructure Delivery , ,

o R Potential phasing plan

Agreement Provision for advanced manufacturing is likely
Key Action 3: Commission additional technical to form the largest proportion of all development
studies phases. Due to the Park’s unique ability
Key Action 4: Secure outline planning consent to accommodate combined research and
Key Action 5: Investigate how land ownership manufacturing facilities, take up of these parcels is

arrangements can best support future development expected to be high and continuous.
Key Action 6: Develop a targeted occupier
marketing strategy

Loughborough Science and Enterprise Park Concept Masterplan Framework | 13
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Introduction
Policy context

Delivery of the Park is a key objective in the Leicester It is Charnwood’s vision that the Park will have a

and Leicestershire Enterprise Partnership’s (LLEP)
Strategic Economic Plan 2015-2020. It has also
been identified as a key strategic project in the
LLEP’s bid for City Deal Status (January 2013).

The development of the Park is governed and
supported by the policy framework set out in the
Core Strategy that was adopted in November 2015.

The Core Strategy articulates Charnwood’s vision of

where and how new development should take place
until 2028. The Core Strategy includes five strategic
development sites including the extension of the
existing science park which forms part of the West
Loughborough Growth Area.

national profile, building on the opportunity for high
tech knowledge-based research and development
in partnership with the University and business
leaders. The Core Strategy sees Charnwood playing
a strong role in managing the development of

the Park, through engagement with partners and
stakeholders, and influencing decisions to invest in
the knowledge-based research sector.

The Core Strategy recognises that the teaching and
research expertise of the University is of regional
and national importance and that the University

is the largest employer in the borough. Whilst

the existing science park is successful, evidence
suggests that it could have happened faster with

a positive planning framework in place. Extending
the Park is a critical priority for Charnwood, shared
with their partners including the University and the
LLEP. They have allocated an area for the extension
of the Park to the west of the existing science and
university campus on the site that forms the subject
of this Framework.

The Core Strategy assessment suggests that the
Park has the potential to attract up to 111,000 sgm
of knowledge based businesses and University
related activities during the plan period. This should
be read in the context of the demand and capacity
assessments set out in this report.

Charnwood do not want to see the Park used for
general industrial development or warehouses
and instead want to restrict it for businesses within
the knowledge-based sector. These types of
businesses include high and medium technology
manufacturing, communications technology,
financial and professional services, creative and

cultural industries and employment in education and

health care.

The landscape to the west of Loughborough is

an attractive area which forms the north-eastern
part of Charnwood Forest Regional Park together
with the National Forest within which development
is regulated by specific policies within the Core
Strategy. The site includes a number of important
habitats and Local Wildlife Sites which are required
to be protected and improved.

Loughborough Science and Enterprise Park Concept Masterplan Framework

Early phases of the science park have maintained

a parkland setting by retaining 40% of the
development site as open and undeveloped. An
extension to the science park within this attractive
landscape will only be permitted under the condition
that 40% of the site remains as green infrastructure.
The development’s scale, form, character and
design must respect the site’s topography, natural
features and setting. As a gateway to Loughborough
the site provides an opportunity to provide landmark
buildings on prominent frontages as set out in Policy
CS2 of the Core Strategy.

The policy provisions applying to this concept

masterplan framework are set out in policy CS 23 of
the Core Strategy.
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Introduction

The Park benefits from a strategic location in The Park site lies on the western boundary

the East Midlands. Nottingham, Leicester and of Loughborough. Its locational advantage is
Derby form a triangular catchment area with underpinned by the proximity to the M1 motorw
Loughborough at its centre. Each of the three which provides essential regional connectivity fq
cities is easily accessible within 30 minutes by the kind of occupiers the Park wishes to attract.
road or 20 minutes by rail and they form important The site is located along the A512 Ashby Road |
centres for the UK’s growth of business, enterprise close proximity to junction 23 of the M1 motorw;
and innovation. The site’s position is further Loughborough Town Centre lies one mile to the
strengthened by its proximity to East Midlands east. The Park will thus form the gateway into
airport and the M1 motorway which connect it Loughborough for anyone arriving via the M1 an
beyond the Nottingham-Leicester-Derby triangle, travelling into the town centre.

both nationally and internationally.

This catchment area forms an important resource of
human and economic capital, with many businesses
and people already working in the knowledge and
technology sector.

Loughborough Science and Enterprise Park wider context
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The site lies adjacent to the campus of
Loughborough University and the first and second
phases of the existing science park. The University
campus and earlier phases of the science park

are contiguous with the site and form its eastern
neighbour.

To the west and southwest, the site is bounded by
Hurst Farm and the Longcliffe Gold Club, with the
M1 motorway lying approximately 350m to the west
of the site. Hurst Farm is a historic forest farm and
contains listed structures.

The residential area of Nanpantan borders the site to
the south east and the Longcliffe golf course lies to
the south west of the site .

To the north of the site, across the A512, lies
Garendon Park, a protected heritage parkland
containing listed structures. Framing Garendon Park
to the north is the West Loughborough Sustainable
Urban Extension, a planned development which

has outline planning approval for more than 3,000
homes, community facilities and 16 ha of land for
employment use.

LLoughborough Science and Enterprise Park local context

WOODLAND,

.’ | EXISTING
LOUGHBOROUGH |
LOUGHBOROUGH . SCIENCE AND .
SCIENCE AND ENTERPRISE PARKS
ENTERPRISE PARK .
EXTENSION SITE

/WOODLAND /.

’
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SPORT PARK SITE WEST OF SNELLS NOOK LANE GOLF COURSE AND CHARNWOOD FOREST

The Park is located in a setting of natural beauty at
the edges of Charnwood Forest and the National
Forest. At the heart of the site, adjoining phases 1

and 2, are two ancient woodlands, Burleigh Wood View 1
and Holywell Wood. Both are linked by a mature
tree belt encircling the grounds of Holywell Farm.
Burleigh Brook, a small waterway and ecological
corridor, runs through the site from east to west.

GOLF COURSE GARENDON AVENUE
The agricultural use of the site has defined its current
appearance. Fields and pastures are framed by
paths, mature hedgerows and tree belts which
segment the site into distinct areas. Of particular
note among the structural hedgerows is a tree lined
avenue which dates back to the 18th century and
forms part of a network of paths linking Garendon View 2
Park to its surrounding context.

The site’s woodland setting is a key driver of HOLYWELL WOOD — BURLEIGH WOOD
attractiveness for the Park. This natural character

will set the Park apart from other Parks and hence
the Core Strategy seeks to protect and enhance the
parkland setting of the site. (Refer to Policy Context
above.)
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Landscape character

Understanding the character of the existing landscape
has helped inform key decisions about the nature of
development. The landscape character of the site is
described in the document ‘Borough of Charnwood-
Landscape Character Assessment’ Local Plan

document EB-ENV-4 [2012] (‘LCA”). This assessment

has been used to support field work and stakeholder
comments and to guide the landscape character of
the plan.

The LCA provides an accurate character description of

the site and its position in the wider regional context. It
is useful to summarise the key findings of this LCA as
they have provided a baseline to the evolution of the
concept masterplan framework.

¢ The LCA identifies the site is at the interface of
three separate character areas: Charnwood Forest,
Soar Valley and Langley lowlands. As such it forms a
transitional landscape between each.

¢ The site straddles two topographically distinct areas:

the northern edge of the elevated Charnwood Forest,
and the low lying flat landscape of the River Soar valley

22

* The overarching character is one of gently rolling
landscape, an open network of arable fields, localised
woodland groups and strips and extensive hedgerow
boundaries. This transitions into the more heavily
wooded upland forest landscape of the Charnwood
Forest core towards the south, and the urbanised
western edge of Loughborough to the east. The
northern boundary is defined by Garendon Park
landscape of open parkland and tree groups.

¢ | andscape views are controlled and framed by
woodland belts and hedgerows. Views to the south
and north are defined by trees on the horizon line. Field
patterns are informal and defined with a combination
of hedgerows, wooded belts and walled enclosures.

e Garendon Park is a prime landscape asset and the
impact of the development on the Garendon Park
should be carefully considered.
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Site photography on this page shows the character
of the University campus, the A512, the existing
science park and Charnwood Forest. e

The existing science park, known as Holywell Park,
is accessed from the A512 via a security check point
at the west of the University campus.

The existing science park is characterised by
extensive mature planting with lakeside recreational

areas.

| R T ™ e et - ' ] I‘\ A i
Existing main entrance to the existing science park  Visual and recreational setting of the existing Lake and fountain provide landscaped entrance

Alarge shared parking area is well set within mature 5150 Holywell Way from the A512 science park phase 1 feature

tree planting.

Sports pitches are prominently interspersed
throughout the University campus thus showcasing
the nationally leading university specialism.

Entrance walkway leading to the Sir Denis Rooke Sports Park contains many national sports Advanced Technology Innovation Centre is the

Building governing bodies in a landmark building latest property investment within the existing
science park’s new ‘Phase 2’, containing office, lab
and studio space for small growing enterprises
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Phase 1 car parking is collectively shared in a single
area of mature tree and shrub planting

Holywell Farm, including Grade Il listed structures

View to northwest on the site from the A512,
indicating rise in land and broken tree belt along
roadway

Indoor sports facilities on the University campus Sports pitches are prominently interspersed
throughout the University campus

View north along Snell’s Nook Lane which traverses  Hurst Farm
the east and west halves of the site

Loughborough Science and Enterprise Park Concept Masterplan Framework
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The site itself is bisected by Snell’s Nook Lane which

The strategic movement network of the Park is provides access from the A512 to areas in the south
formed of the M1 motorway and the A512 leading including the residential settlement of Nanpantan
from junction 23 on the M1 into Loughborough town and beyond. There is a network of agricultural paths
centre. serving the site and its adjoining farms.

The A512 forms the northern boundary of the Park ~ The plan for the SUE includes a new road access
and views from this road will be key to announcing ~ from the A512. This will be built in the form of a
the park and signalling its entrance. Future access ~ new roundabout approximately 500m east of the
points should therefore be considered on thismain M1 junction and a new road north to the SUE,
route into Loughborough, albeit access could not be through Garendon Park. The plan also includes
given directly into the Park. highway improvements and dualling of the A512 up
to this point to mitigate the traffic impact the new
Currently the main entrance to the existing science  development will have on the existing infrastructure.
park is via a roundabout on the A512 and Holywell
Way. This access is shared with the University There is the opportunity for the Park to make use of
campus which also benefits from additional access  this new highway infrastructure and in particular the
points further east. Phase 1 of the existing science ~ roundabout on the A512 to create a new entrance to
park is accessed via Holywell Way, directly south of ~ the Park. This will be explored further in Section 6 of _
the main entrance. Phase 2 is served by Oakwood  this report. Y Lo;wgclif.fe.golfclhb
Drive which branches off the main entrance in ' \
a westerly direction. The latest phase of works
extends Oakwood Drive westwards up to the site
allocated to the expansion of the Park.

& g

LLoughborough Science and nterprise Park vehicular access and connections
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Site levels

Generally, the topography of the site is characterised
by gentle slopes rising from north east to south
west. However, the eastern and western parts of the
site, either side of Snell’s Nook Lane, present slightly
different topographical profiles. The eastern part of
the site is formed predominantly of level fields which
rise to the south. To the west, the landscape is more
graded, rising south, and west to a plateau before
rising further beyond the site.

The gradients of the terrain will be a key
consideration for positioning buildings on the Park.
Assessing the gradients is necessary to establish
development costs associated with cut and fill
volumes and creating even building plates.

Site topography and contours map

Loughborough Science and Enterprise Park Concept Masterplan Framework
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Introduction
Market context

Strategic sciencepark context Competitive supply Loughborough Science and Enterprise Park  Key areas of research focus and centres of

Overall, UK science parks have witnessed areturn ~ The review of competitive supply shows that thereis and Loughborough University excellence are:

to growth following the impacts of the economic currently over 585,000 sgm of floor space identified  Taken together, the existing science park and the

recession in 2008. There are now 82 science parks  for science and enterprise parks within the Midlands University campus is the UK’s largest single site * Energy: Rolls Royce University Technology

with over 4,000 occupiers representing over 70,000 region. This includes over 71,000 sgm of floorspace university-science park. By floor space it is the Centre

direct jobs. This scale of science park development  within a 40 kilometre catchment of the Park. UK’s third largest science park. Phase 1 of the ¢ Environment: Centre for Sustainable

is unprecedented in the history of the UK and is science park was completed in 1992 and Phase 2 Manufacturing and Recycling Technologies

actively supported by government initiatives. Key competitor science and enterprise parks in is currently under development and expectedtobe ¢ Health and Wellbeing: Centre for Biological
the region include the University of Nottingham’s completed by 2018. The science park is currently Engineering

At the regional level, the role of the Leicester and Innovation Park, BioCity Nottingham, Nottingham home to around 50 organisations ranging from e Sport: Sports Technology Institute

Leicestershire Enterprise Partnership isto drivethe  Science Park and Charnwood Biomedical Campus, university occupiers, to knowledge-based industries
economic performance of the city and the county,  aformer Astra Zeneca site in Loughborough offering and governing organisations. These are potentially ~ These focus areas will be critical in defining

both in terms of quality and quantity of employment. up to 46,000 sgm of available research space. high growth businesses in the research and high opportunities for further university-industry

The development of the Park has been identified as technology manufacturing sectors that make a partnerships and inward investment into the Park.

a key “transformational priority” by the LLEP, There is some evidence of the clustering of significant contribution to Charnwood’s economy.  The University is fully committed to the expansion
specialisms in the Midlands region, with science lts occupiers form clusters in the fields of energy, of the Park and is proactively pursuing industry

The science and enterprise park market is strong parks focussing on specific sectors, for example: environment, health and wellbeing as well as sports.  partnerships in its four focus areas.

and intensifying, with fast growth rates, aggressive e Transport (Warwick, MIRA, Silverstone)
marketing strategies and a particular focusaround e Health/medtech (Medicity Nottingham, Coventry Loughborough University is a research-intensive

science and innovation themes, especially life and Keele) institution. The University has identified a number
sciences. ¢ Biotech/medicine (Biocity Nottingham, of research fields towards which it will channel
Charnwood, Birmingham Research Park) scientific resources. Particular research strengths
are evident in sport and exercise sciences, leisure
However, most parks market to all knowledge- and tourism, aeronautical, mechanical and chemical
based sectors without restrictions. The region manufacturing and engineering. The University
has a number of innovation centres including has a strong tradition of academic-commercial

Harborough and Mansfield. Innovation centresand  partnerships and these are crucial to the success of
incubator facilities drive demand for grow-on space its research.

once businesses have successfully established

themselves.
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Introduction

Governance and Engagement

Framework development process

and consultation

The commission to design a Framework for the
Park has resulted from a desire to harness the
opportunities outlined by the policy context, the
site and the market conditions. The Partnership
has taken the initiative to develop proposals for
the physical environment of the Park, underpinned
by an assessment of its viability and deliverability.

Charnwood have led this process by commissioning
the masterplan and managing the engagement with

the Partnership.

Engagement with the Partnership has taken place
at various stages throughout the design process.
At project inception, an initial briefing workshop
and joint site visit was undertaken to outline key
objectives and considerations. This was followed
by a series of one-to-one consultations with the
University and Wilson Bowden to understand the
particular aspirations of both land owners.

The first stage of design work included the
development of strategic principles and options
for the Framework. These formed the basis of a
presentation and discussion that was formalised
through written feedback and incorporated into the
preferred option.

At the second stage of the project, a preferred
option was presented to the Partnership for
discussion and comment. Feedback was collected
and informed the subsequent design development
of the Framework.

The County was consulted principally with regard
to highways issues and strategic economic
development issues. Charnwood have maintained
the flow of information and iterative feedback
throughout the process.

Loughborough Science and Enterprise Park Concept Masterplan Framework
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Development Brief
Definition of Brief

The Development Brief for the Framework is
informed by a market demand analysis. The
evidence base for assessing interest from potential
occupiers has been gathered through interviews
with the University, management companies of
other science parks, developers and experts in the
field. The analysis forms the base of a development
brief setting out the use, mix and quantum of
development that is likely to come forward on future
phases of the Park. Furthermore, this understanding
of current market activity and demand underpins
assumptions of speed of delivery, yields and
potential scale of investment that inform the viability
assessment and delivery strategy of the Park (refer
to sections 8 and 9).

Evidence base for University uses

The development of the University’s core academic,
support and residential estate in the future will focus
on a smarter use of the main campus. Existing
buildings will be replaced and redeveloped as
required to increase the density of the campus.

The University will therefore not require land on

the Park to extend its core academic activities.
Instead, it wishes to use the available land to
strengthen research and enterprise outputs that are
developed in collaboration with industry partners.
The University may lease small scale incubator units
or co-working space on the science and enterprise
park to support start-up and spin-off companies
that are born out of its academic research activities.
The University has outlined a number of key
research themes which, delivered through the right
marketing strategy, have great potential to attract
commercial research institutions.
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Admissible uses

Core Strategy Policy CS23 allows businesses
operating within or directly supporting the
knowledge-based sector to locate on this site.
This includes uses that are ancillary to the research
and enterprise occupiers of the Park such as
light manufacturing and testing of prototypes,
offices associated with lab research activities,
hotel and conference facilities catering directly to
the occupiers of the Park and facilitating national
and international engagement with key players

in the sector as well as leisure and sports uses
that support Loughborough’s brand of sporting
excellence.

Manufacturing capability

As outlined in Section 2, the science and enterprise
market is currently growing with a number of key
competitor sites lying within the catchment area of
the Park. The uses listed above are highly attractive
for research and enterprise occupiers looking to
locate in the Midlands region as many competitor
parks preclude high-tech manufacturing in
particular.

Ecology of small and large occupiers
Science and enterprise parks tend to work as an
ecology of small pioneering businesses that drive
cutting edge innovations and larger established
players that have the resource and funding to

bring those innovations to the market. Therefore,
attracting major occupiers in the high tech and
knowledge based sector is driven by the presence
of smaller speculative research firms and the right
infrastructure to build, test and produce prototypes.
These smaller occupiers and the technical
infrastructure required to develop these innovations
often require public sector support and funding as
they incur high up-front costs and are exposed to a
higher risk of failure.

It is possible to attract one-of-a-kind large-scale
investments with a regional impact, but this type
of occupier will look for a strong proposition, the
commitment and ability to deliver a fully serviced
site, typically within 12-18 months from an enquiry.



Development Brief

Influencing Factors

Access

Science parks increasingly need to have good
transport connections and attractive public
transport services to main rail stations and airports,
in this case, Loughborough Station and East
Midlands Airport. The Park has the potential to
accommodate these requirements with a quality
bus/coach service to airport and train services.

Innovation space

Innovation centres play a key role in the life of
science parks regionally and nationally. 70% of
small and medium enterprises (SMEs) within the
LLEP’s area have growth plans. There is currently
a lack of support for these businesses which is
recognised in the government’s ambition to foster
links between universities and businesses.

The University has a consistent track-record for
university start-up and spin-out companies and
the Park provides an excellent platform for growing
these businesses. The existing science park
portfolio includes the Loughborough Innovation
Centre at Holywell Park and the newly completed
Advanced Technology Innovation Centre (ATIC). Due
to University developments on the main academic
campus, additional lab space will be released to
commercial occupiers on the Park. The available
floorspace willaccommodate the market demand
in the short term but additional capacity will be
required in the long term.

As identified in the 2012 report ‘Delivery of a Science
and Enterprise Park at Loughborough - Phase 1
Report’ by Peters and Monck, there is a requirement
for 4,000 - 8,000 sgm of innovation space over the
next 30 years. This could be delivered in the form

of two innovation centres of approximately 4,000
sgm each, one of which could form part of the early
phases of the extension of the Park.

Grow-on office-based research space

The Peters and Monck report underpinning the Core
Strategy estimated demand for Grown-on space
around 22,500 - 37,500 sgm over 15 years - e.g.
45,000-75,000 sgm over 30 years. However, Peters
and Monck did not consider the strong correlation
between office-based research and manufacturing
facilities.

It is therefore envisaged that the pure office-based
Grow-on space is likely to be lower, at 40,000 sgm
over the 30 year period, with some of the demand
shifting to the combined office and manufacturing
model. As the office-based Grow-on space is likely
to be speculative development, it is difficult at this
stage to predict the speed and phasing of delivery
for this element.

Self-build R&D and/or combined office and
Advanced Manufacturing research space
The competition between science parks

is intense in the Midlands region. The different
parks are aggressively marketing for occupiers and
some have the benefit of strong clustering based
on a specific sector. The Park thus needs to clearly
differentiate itself from its competitors to attract
occupiers.

The opportunity for this differentiated offer lies
particularly in the growing high-tech manufacturing
sector in the region, and a deficiency in office
space. The combination of these two factors
makes the Park particularly attractive for mature
businesses looking to co-locate their research

and manufacturing facilities. The Park has the
potential to cater to a more integrated research and
production process and this capability becomes its
unique selling point against other locations. This will
be realisable subject to:

a very focussed marketing strategy

a clear masterplan framework being in place and
endorsed by the Partnership

a clear site and occupier proposition being
adopted that uses all the links the University has
with industry partners

¢ the availability of serviced sites that enable
timely delivery of new units.

This type of combined office and Advanced
Manufacturing research space is likely to have more
onerous spatial requirements related to access,
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servicing and size of buildings. Traditional R&D
space tends to have a finer development grain with
smaller building and less servicing and logistics
area required. While the opportunity for hybrid office
and Advanced Manufacturing space is a unique
proposition, traditional R&D space will be subject

to stronger competition from other science parks.
However, it is envisaged that the Park will attract a
mix of both types of research space.

National sports

The University has already established itself as the
undisputed home for national sporting. Within the
existing science park, Sport Park accommodates
national sporting organisations and the university
has aspirations to attract at least one national
sporting and training facility as part of future phases
of development. This National Sports development
is likely to house predominantly office-based
functions of the institution, rather than being an
athletic training facility. The office floorspace
required for such a facility is likely to be modest at
approximately 1,000 sgm, however there may be a
requirement for extensive playing fields that could
form part of the amenity offer of the Park.
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Hotel, conference, associated flats

The Core Strategy supports ancillary uses insofar
as they directly facilitate the core research and
development activities of the Park. Potential uses
include hotel and conference facilities as well

as short-term residential, possibly in the form of
serviced apartments for visiting staff.

The University already has a successful on-campus
hotel, Burleigh Court. The university also owns a
three star hotel across the A512, the Link Hotel. The
site of Burleigh Court is constrained and does not
benefit from good visibility, making it difficult to find.
It is likely to require refurbishment within the next
5-10years.

The Park would benefit from a new 250-300 bed
hotel and conference facility that reflects the
national and international standing of the Park and
includes accommodation for visiting researchers
who might stay for several weeks or months. This
could be a new hotel to replace Burleigh Court
(which has around 265 rooms) and could also
provide practical business support and restaurant
facilities to complement the Park’s food offer. The
shift of this facility away from the academic campus
and closer to the science and enterprise park would
also reflect the visitor profile more accurately as
most visitors are expected to be business rather
than teaching travellers.

Additionally, universities, science parks and
innovation centres typically have a modest
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requirement for staff housing for PhD, post
doctorate families and knowledge based workers
to work and live in convenient proximity for short
periods (1-9 months). This housing is often a

more attractive alternative to long hotel stays or
finding a short term rental on the private residential
market. In association with a reduction of hotel
accommodation to around 200 beds this model
could provide approximately 50 serviced residential
flats delivered in the early stages of the Park’s
expansion.

Ancillary Uses

The development will contain ancillary uses that
support the working population of the Park. As
required by the Core Strategy policy, these uses will
cater only to those who work and visit the Park and
will not compete with existing town centre uses. The
type and scale of ancillary development thus has to
be carefully assessed against existing provision in
the wider area.

Possible uses to be developed as part of a central
Hub include cafes, snack bars, small convenience
retail, haidresser and dry-cleaning services. These
will support the creation of an inclusive working
environment where people from different companies
and backgrounds can meet. For instance, a cafe or
lunch restaurant within the Hub could form a place
where researchers from different fields can meet
informally and discuss their interests. Hairdressers
and dry-cleaners will support the business workers
while a gym could encourage healthy lifestyles.

Loughborough Science and Enterprise Park Concept Masterplan Framework

Small convenience retail can provide snacks,
fresh fruit, stationary or postal package services.
In addition the conference facilities and Hotel
will provide amenities such as a restaurant and
potentially small-scale swimming pool and spa.

Beyond the Hub, the Park could be supported by a
series of smaller food and beverage outlets. These
could potentially be mobile coffee and food trucks
that move around the Park and only supply during
set hours. A small fleet of changing food and coffee
trucks that service the Park and possibly the wider
campus could add choice and variety to the Park’s
lunch offer. It could animate the open spaces of
the Park and encourage people to use the gardens
and outdoor spaces during lunch and break times.
Alternatively, smaller clusters of buildings could be
supported by a permanent shared convenience or
food & beverage supply.

The type and size of these uses will largely depend
on the demand generated by the occupiers of the
Park and can therefore not be accurately estimated
at this stage. The description above intends to
illustrate a possible range of anciallry uses and
describes their potential to create and interesting
working environment.



Development Brief

Quantum and Type of Development

Based on the evidence base outlined above, the
table below sets out high-level space assumptions
for different uses that could be located in the Park.
These figures are compared against the forecast
from the Peters and Monck report that has informed
the Core Strategy and should be read as an update
of those figures. The table also sets out what could
be developed in an initial phase of extending the
science park (phase 3).

It should be noted that this mix and quantum of
development explores the upper limits of the site’s
capacity in order to accommodate for the most
favourable market conditions. In the event of lesser
market demand from interested occupiers, the

site can be developed out to a proportion of this
capacity. In order to assess the land-take of this
development brief and establish the capacity of the
site, some initial spatial assumptions have been

applied to the uses defined in the development brief.

These are as follows:

Development brief table

Innovation Centre

Floor to arearatio: 0.40-0.60

Building storey heights: 3 typical

GFA: 2500-5000 sgm

Parking standard derived from 6Cs Design Guide: 1
space per 30 sgm floorspace

Grow-on space or Traditional R&D

Floor to area Ratio: 0.62

Building storey heights: 2.5, typical

GFA: 5000 sgm

Parking standard derived from 6Cs design Guide: 1
space per 30 sgm floorspace

Combined Office and Advanced
Manufacturing

Floor to area Ratio: 0.41

Building storey heights: 1.2, typical

GFA: 3000-5000 sgm

Parking standard derived from 6Cs design Guide: 1
space per 55 sgm floorspace

Hotel and associated residential

Floor to area Ratio: 0.75,

Building storey heights: 3, typical

GFA: 10,000 sgm

Parking standard: 1 space per room, 1 space per
housing unit + 50 spaces for staff and conference
facility

National sports facility

Floor to area Ratio: 0.20

Building storey heights: 2, typical

GFA: 1000 sgm

Parking standard derived from 6Cs Design Guide: 1
space per 30 sgm floorspace

These assumptions represent standard R&D
developments and similar science and enterprise
parks in the UK. Please refer to the case studies
included in the Appendix for reference.

Further market analysis and detailed viability
assessments will be required to determine the
amount of development that is deliverable within
each use outlined above.
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Use Gross floor area

Innovation Centre 6,000 sgm

Grow-on space 40,000 sgm

Hybrid R&D and Advanced Manufacturing and/or Traditional R&D 143,000 sgm

Sports institution 1,000 sgm

Hotel, conference centre and serviced residential 10,000 sgm (200 beds + 50 flats)
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Constraints & Opportunities

Opportunities

The site reserved for the expansion of the Park has a
series of physical characteristics that influence how
the Park can be developed. Some are constraints
that will limit the amount or type of development
whereas others are opportunities that catalyse
development. A summary of these considerations is
set out in this section.

Accessibility

The Park lies in an enviable position along the M1
corridor, with access off junction 23 and along

the A512. This makes the Park easy to access

by vehicles and strategically links it to the wider
region. This proximity to the M1 makes it a desirable
location for occupiers and therefore drives market
demand and development value in the Park. It is
one of the key success factors of The Park and the
reason why the envisaged scale of development is
achievable.

Potential for new western access

The planned highway improvements on the A512
include the widening of this road as well as a new
roundabout to link into a new road serving the SUE.
This new roundabout brings the opportunity for a
western access into the Park, either to relieve the
existing shared access with the main university
campus, or to form a new entrance gateway into the
Park.

The value in the western access lies in the proximity
to the M1 junction: the Park would essentially be ‘the
first turn as you come off the M1’. This also enables
the creation of public transport routes with a through
route and pick up and drop off locations at this point.

Furthermore, the direct route between the Park and
the new residential areas of the SUE strengthen the
employment location as an attractive place to work
and live nearby.

Visibility

The Park’s northern boundary is defined by

the A512, the main route from the M1 into
Loughborough town centre. The Park stretches
approximately 1.5km along this frontage, with
future phases taking up about 1km. Anyone driving
into Loughborough from this direction will notice
the Park. Hence this frontage will be desirable for
occupiers to affirm their presence in the park and
for Loughborough to promote itself as a location for
knowledge based innovation.

However, the value of this frontage and the exposure
it provides must be balanced against the need to
shape a positive threshold from the rural landscape
into the town of Loughborough and equally its

visual impact on Garendon Park must be carefully
considered.

Landscape setting

The Park is part of the Charnwood Forest and the
National Forest. The site’s character is uniquely
defined by mature landscape. The Core Strategy
recognises the value of this landscape and requires
the Park development to preserve the natural
parkland setting by maintaining 40% of the site

as undeveloped open space. Most competing
science parks are located in more urban settings

or predominantly provide green space in the form

of lawns and ornamental planting. The lush and
mature character of the Park will be a key part of its
identity and will set it apart from other science parks.
The site holds an opportunity for a new approach

to sustainable development, based on renewable
energy, enhanced biodiversity and integration of the
development into the natural ecology.

The mature hedgerows and tree belts that currently
delineate the agricultural fields within the site

have the potential to become part of the open
space structure of the Park. The hedges, trees and
woodlands can be used to screen buildings from
view and to link the different parts of the site through
green ecological corridors. The presence of the
Burleigh Brook offers the opportunity to manage
surface water run-off from buildings and hard paved
areas by creating retention ponds and enhancing
the wetland habitat.
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The site has arich history of agricultural use by
Holywell Farm and Hurst Farm. The adjacent
Garendon Park Manor and its surrounding

lands have also played a key role in this part of
Loughborough. References to these historic uses of
the site could be made physically — for instance by
preserving field patterns and their boundaries — but
also symbolically through the naming of places and
buildings.

Existing science park and Loughborough
University

The Park has the benefit of being located
immediately adjacent to one of the UK’s major
universities. The University is widely recognised for
its excellent research and its active collaborations
for commercial industry partners. This physical and
entrepreneurial proximity to the latest academic
research makes the Park a perfect breeding ground
for innovation. Please refer to the Market Context
section in the Introduction (page 26) for further detail
on university-industry partnerships.
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Constraints & Opportunities

Constraints

Topography

The levels of the site generally rise towards the
south west with the highest point being a hill on

the western part of the site. There is an inflection

of contours where this hill meets the depression
formed by Burleigh Brook. This area in particular has
some steeper and more irregular slopes.

This gradient in the terrain means that larger
research buildings, particularly those designed for
advanced manufacturing, will be difficult to locate
on the site without significant excavation and fill to
create a level building platform. The topography,
particularly west of Snell’s Nook lane, thus limits the
size of buildings that can be delivered here in a cost
effective way. Furthermore, if the building locations
are driven by the search for relatively flat areas this
might result in irregular plot shapes and maximising
plot efficiency will be challenging.
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Snell’'s Nook Lane

The site is bisected by Snell’s Nook lane which
branches off the A512 and serves residential areas
to the south, including Nanpantan and Charnwood
Forest villages. It is currently a well-used road and
forms a separation between the eastern part of the
site that is owned by the University and the privately
owned land to the west. In order to form a well
integrated science park on both parts of land, Snell’s
Nook lane would need to be significantly altered to
provide access and crossing points into both parts
of the site. This would impact on the traffic flow for
destinations further afield.

In order to ensure the integrity of the Park, Snell’s
Nook lane would need to be downgraded or
diverted. This would constitute a significant
infrastructure cost for the development.

Any alterations to Snell’s Nook Lane will need to be
considered in conjunction with proposed highway
works that are delivered on the A512 as part of the
SUE (please refer to section 6 for further detail)

and be transport modelled. The connection to
Nanpantan and beyond needs to be maintained at
any stage and therefore a diversion of the existing
alignments would be required .

Existing ecology

The Park is framed by two ancient woodlands
(Burleigh Wood and Holywell Wood) and includes
the Burleigh Brook as well as several mature
hedgerows and tree belts. The development of the
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Park needs to protect and enhance these ecological
features.

The various natural habitats need to be reinforced
and links between them created in order to
maintain the balance of the local ecosystem.

This requirement will inform where buildings can
be placed and which parts of the site need to be
retained as natural open space.

Existing infrastructure

There are existing above and below ground services
and drains that will need to be diverted to facilitate
development. There is an underground pumped
water main running through the site from north

west to south east. A six metre easement limits
development either side of this alignment and levels
along this alignment cannot be significantly altered.
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