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EAST HERTS DISTRICT PLAN 2011-2033: EIP – PART 1  

MATTER 3: THE DEVELOPMENT STRATEGY – EMPLOYMENT AND RETAIL 

REPRESENTATIONS PREPARED BY LICHFIELDS ON BEHALF OF ST 
WILLIAM HOMES 

 

Employment and Retail – DPS1 

1. What is the overall quantity of employment land required to meet the projected and 
planned needs of the District?  Where is the evidence to demonstrate that the Plan would 
meet this requirement? 

1 Within Policy DPS1 of the Submission Local Plan, the Council identifies a target relating to Employment 
Growth over the period 2011 to 2033; this is equivalent to making provision for 10-11 hectares of new 
employment land for B1/B2/B8 uses. Based on a review of the various evidence that has been prepared 
on behalf of the Council over the last few years to inform the new District Plan, it is not possible to 
identify how this 10-11ha employment land figure has been derived. Estimates of future employment 
land requirements for East Herts have not been prepared since the Halcrow study in 2008.  

2 Many of the evidence base documents cited in the Submission Local Plan are considered to be out-of-
date, dating back to 2013, 2012 and 2008, to underpin a 2017/2018 Local Plan. The NPPF requires local 
planning authorities to ensure that the Local Plan “is based on adequate, up-to-date and relevant 
evidence about the economic, social and environmental characteristics and prospects of the area. Local 
planning authorities should ensure that their assessment of and strategies for housing, employment 
and other uses are integrated, and that they take full account of relevant market and economic 
signals.” (paragraph 158) This is supported by guidance contained within the more recent PPG that 
“wherever possible, local needs assessments should be informed by the latest available information. 
The National Planning Policy Framework is clear that Local Plans should be kept up-to-date.” 
(paragraph 016)  

3 The Council’s proposed approach to allocating 10-11ha of employment land within Policy DPS1 of the 
Submission Local Plan is not supported by an objective evidence base rationale. It is, therefore, possible 
to conclude that the new Local Plan is not informed by an NPPF and PPG-compliant assessment of 
economic development needs for the District. This also requires an assessment of past take-up and 
labour supply based approaches, neither of which has been considered by EHDC. There needs to be 
clarity on the basis upon which the 10-11 hectare employment land figure has been estimated, as this 
appears to be a significant gap in the current evidence base. 

4 In particular, the further proposed provision within the Submission Local Plan of 3,000sqm B1 
employment floorspace at Mead Lane does not appear to be supported by any objective evidence or 
rationale. Notably, it is not identified or specifically recommended in any evidence base work prepared 
on behalf of the Council for the new Local Plan, and recent qualitative site appraisal work attached as 
Appendix 1 (which identifies the HERT2 site as a particularly poorly performing and scoring site across 
a range of fitness for purpose, sustainability and marketability appraisal criteria) would not appear to 
support such specific provision. The basis upon which the specific employment requirement for Policy 
HERT2 has been prepared is, therefore, unsound. 

5 In terms of evidence to demonstrate that the Plan would meet this requirement, this also appears to be 
deficient. None of the evidence prepared to inform the new Local Plan attempts to reconcile demand 
with supply.  

6 Overall, therefore, it is difficult to identify the overall quantity of employment land required and there is 
no evidence to support the very specific employment requirement in Policy Hert2. 
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2. What Options were considered for the overall provision for employment land? When and 
how were these options considered? Why was the preferred option chosen ahead of other 
options? What evidence informed this decision?  

7 A lack of transparency within the Council’s approach to identifying an overall provision for employment 
land means that it is not possible to know what options were considered. As noted in the response to Q1, 
it is not possible to identify how the 10-11ha employment land provision figure has been derived through 
evidence base work. 

8 The only indication is provided within the Council’s Topic Paper on Employment published in March 
2017 prior to Submission of the Local Plan which notes that: 

“Between the Preferred Options and Pre-Submission stages, several proposed sites received planning 
permission for residential development which diminished the opportunity to create new employment land. 
Further work on the assessment of settlements identified that the quantum of new employment land set out 
in the Preferred Options Plan was not going to be achievable and that an alternative approach would be 
needed to provide resilience against the continuing loss of employment land, particularly within Hertford 
and Ware. Therefore the Plan seeks to create new employment land in the southern part of the district and 
the creation of mixed-use developments which include employment uses in order to ensure the viability and 
deliverability of such uses.” (para 3.7) 

9 We consider this to be insufficient evidence to justify the preferred option set out in the Submission 
Local Plan.  

10 Paragraph 22 of the NPPF states that employment land allocations should be regularly reviewed. Where 
there is no reasonable prospect of a site being used for the allocated employment use, applications for 
alternative uses of land or buildings should be treated on their merits having regard to market signals 
and the relative need for different land uses to support sustainable local communities.   

11 There is no evidence that a full analysis, as part of the assessment of Options, has been undertaken in 
respect of the gas works site at Mead Lane (Hert 2). 

3. How does the quantity of employment land identified in the Plan relate to jobs growth? 

12 There is a lack of transparency within the Council’s proposed approach to be able to identify how the 
quantity of employment land identified in the Plan relates to jobs growth. 

13 The annual job growth range identified within the 2015 Hardisty Jones Associates (HJA) report (435 
and 505 p.a. between 2011 and 2033) appears to have been used by East Herts District Council to inform 
a job growth target within the new East Herts District Plan (set out in Policy DPS1). The Local Plan then 
states that achieving this level of job growth will include making provision for 10-11 hectares of new 
employment land for B1/B2/B8 uses. 

14 The 2015 HJA report focuses upon job growth only and does not provide an indication of how many of 
the total jobs (between 435 and 505 p.a.) relate to B use classes, and therefore how many of these may 
require employment land. It does not provide an indication of employment land requirements. The 
Council’s evidence base on employment land does not reconcile how this scale of total jobs growth 
relates to a requirement for 10-11 hectares of new employment land. Crucially, it is not clear whether the 
two sets of figures are linked in any way. 

15 It can therefore be concluded that the new Local Plan is not informed by a PPG compliant assessment of 
economic development needs for the District and based on jobs growth.  

4. What is the influence of economic growth expected from the London Stansted Cambridge 
Corridor Core Area on the Plan in terms of the need/demand for employment land and the 
creation of jobs? 

16 The influence of economic growth associated with the London Stansted Cambridge Corridor Core Area 
on the Plan in terms of the need/demand for employment land and the creation of jobs is unclear based 
upon the text included within the Submission Local Plan and accompanying economic evidence base. 
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17 Within the 2015 HJA report, a range of job growth projections are provided which use data from the 
2014 version of the EEFM for the SHMA area, and also incorporate additional growth associated with 
Stansted Airport.  

18 Beyond this however, it is not clear how economic growth associated with the London Stansted 
Cambridge Corridor Core Area is expected to influence the scale and scope of demand for employment 
land and job creation within East Herts District.  

5. Is the land identified for class B1/ B2 and B8 of the right type and scale and in the right 
place to support sustainable growth? 

19 As noted in responses to the above questions, it is not possible to identify how the scale and type of land 
identified for class B1/B2/and B8 uses (i.e. the 10-11ha employment land figure set out in Policy DPS1) 
has been derived. It is therefore not possible to conclude on whether it is of the right type and scale. 
Furthermore, the 10-11 hectare figure is not split down into individual B class uses and so it is not clear 
what ‘type’ of land is being provided. 

20 In terms of location, the Submission District Plan seeks to provide the 10-11 hectares of new employment 
land at a number of locations, including to the north of Buntingford Business Park; within the 
development at South of Bishop’s Stortford; and within the development at North and East of Ware. In 
principle, these locations appear to represent sensible locations for accommodating business needs and 
growth over the plan period. Indeed, the Council’s evidence base identifies that scope to allocate new 
employment allocations as more sustainable and suitable long term options for accommodating business 
needs (in Hertford and elsewhere across the District) should be investigated, particularly given the 
difficulties associated with repositioning older industrial estates to cater for the needs of modern 
businesses.  

21 Going forward, industrial demand is likely to be better met through well located new allocations situated 
in close proximity to strategic transport networks, whereby supporting and enabling sustainable 
economic growth of the District. 

22 In addition to the 10-11 hectare figure, Policy HERT2 requires 3,000 square metres of additional B1 
employment floorspace to be provided at Mead Lane in Hertford. This very specific requirement for 
3,000sqm B1 employment floorspace is presented as an ‘additional’ figure to the 10-11 hectares and does 
not appear to be supported by any objective evidence or rationale and so cannot be considered to be 
sound. 

23 The evidence reviewed as part of the accompanying Employment Land Assessment (Appendix 1) 
indicates that pursuing a policy requirement for B1 only employment floorspace on the HERT2 site 
represents an overly restrictive approach which is unjustified and would significantly constrain the site’s 
potential to support employment and jobs growth in future. There is no sound basis for requiring 
specifically 3,000sqm B1 employment floorspace to be provided on site and qualitative market signals 
and intelligence undertaken on behalf of St William does not support or justify such a restrictive 
approach or requirement. 

6. Is the delivery of this amount realistic? Would land be available? 

24 Paragraph 173 of the NPPF states that pursuing sustainable development requires careful attention to 
viability and costs in plan-making and decision-taking. Plans should be deliverable. Therefore, the sites 
and the scale of development identified in the plan should not be subject to such a scale of obligations 
and policy burdens that their ability to be developed viably is threatened.   

25 With regards to the 3,000 square metres of additional B1 employment floorspace required to be 
provided at the HERT2 site in Hertford, we do not consider the delivery of this specific quantum for B1 
uses is realistic within the context of local commercial property market conditions and signals in 
Hertford. Up-to-date property market intelligence provided by Brasier Freeth (included at Appendix A of 
the Lichfields Employment Land Assessment) indicates that market demand for B1 uses, in particular 
B1a office uses, is low in Hertford; suppressed by approximately 9 years’ worth of available supply 
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currently on the market and the town’s relatively poor strategic connections, making more established 
office centres nearby such as Harlow, Welwyn Garden City and Bishops Stortford more attractive and 
viable for business occupiers. 

26 There has been no detailed consideration by the Council of the viability of the proposed requirement for 
at least 3,000sqm of B1 space and the evidence submitted by St William would indicate that this is 
potentially questionable. 

27 Coupled with the site’s various constraints (as identified within recent evidence base studies including 
most recently the 2016 Hertford and Ware Employment Study which notes that the ‘Marshgate Drive’ 
site is not fit for its current purpose, is characterised by poor/contaminated land, is not sustainable for 
its present use, and lacks good accessibility), greater flexibility is therefore sought to ensure the potential 
scope to provide some employment generating floorspace should there be the demand. 
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1.0 Introduction 

1.1 St. William Homes (‘St. William’) commissioned Lichfields to prepare an assessment of 

employment land issues in East Hertfordshire (‘East Herts’) District. 

1.2 The assessment has been prepared in the context of St. William’s interests at the Hertford Gas 

Works site, Marshgate Drive, Hertford, and particularly focuses on the future need for 

employment land in this location. The purpose of the report is to examine the case for 

residential-led uses, the need for employment generating floorspace and a greater degree of 

planning policy flexibility with regards to commercial uses on site. 

Approach 

1.3 In preparing the employment land assessment, Lichfields has undertaken the following: 

1 A review of key employment land evidence base reports and emerging Local Plan policy for 

East Herts overall and the town of Hertford specifically. 

2 Reviewing local property market analysis and intelligence, including a recent report 

prepared by property agency Brasier Freeth (included at Appendix A). 

3 A review of relevant property and other market statistics including data from the Valuation 

Office Agency (VOA). 

1.4 Lichfields has had regard to relevant guidance contained in the National Planning Policy 

Framework (NPPF) and Planning Practice Guidance (PPG) and the firm’s experience of 

producing employment land reviews and related assessments for a range of local authority and 

private sector clients. 

Structure of Report 

1.5 The report is structured as follows: 

 Background to the site and planning policy context (Section 2.0); 

 Summary of commercial property market signals including recent trends in the demand for 

and supply of industrial and office premises in Hertford and East Herts (Section 3.0);  

 Overview of the suitability and sustainability of the Mead Lane employment area and 

Hertford Gas Works site (Section 4.0); and 

 Overall conclusions are presented in Section 5.0. 
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2.0 Site Context and Background 

2.1 This section reviews the Council’s planning policy and evidence base on employment land needs 

to provide a context for the assessment. However, as the key concern of St. William relates to the 

employment requirement at the Gas Works, we set out below a few characteristics of the site. 

Site Context 

2.2 The Former Gas Works site is located near to Hertford town centre and approximately 500m to 

the north of Hertford East rail station. The site covers an area of 4.19.ha split into 2 parcels, 

between which is a wood yard (Norbury Wood Yard).  All three parcels of land are designated 

within draft Site Allocation HERT2 in the East Herts District Council (EHDC) draft Local Plan.  

2.3 The site is located adjoining the Mead Lane Business Centre which accommodates a range of 

business occupiers. To the north, the site abuts the River Lea Navigation, as shown in Figure 2.1.   

Figure 2.1 Site Location 

 

Source: St. William 

2.4 The Gas Works site is situated within a larger employment area known as Mead Lane. It is split 

into three land parcels; the northernmost part was last used as a gas works, and contained two 

gas holders and a number of ancillary buildings and equipment. These have now been removed 

and the site has been vacant for over four years. There are no buildings or other structures on 

the site. To the south of the redundant gas works is a yard used for the sale of wood and other 

building material which is still in use but may relocate. The southernmost portion of the site is 

vacant overgrown land. 

2.5 The area surrounding the site has recently been subject to various residential developments, 

including a residential-led scheme comprising of 120 residential units and 100sqm commercial 

floorspace at a site between Mill Road and Mead Lane, currently being developed by Redrow 

Homes. This site formed part of the proposed HERT2 site allocation within a previous version of 

the EHDC Local Plan but was subsequently released from its employment designation. 
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Planning Policy Context 

East Herts Submission District Plan (2011-2033) 

2.6 East Herts District Council has recently submitted its District Plan for Examination. The District 

Plan sets out the planning framework for the District for the period of 2011-2033 and is 

intended to deliver sustainable development. 

2.7 Policy DPS1 in the Submission Local Plan identifies the following targets relating to Housing, 

Employment and Retail Growth over the period 2011 to 2033: 

a Provide for a minimum of 16,390 new homes in the District up to 2033. 

b Maximise opportunities for jobs growth in the District, with the aim of achieving a 

minimum of 435 - 505 additional jobs in East Herts each year. This will include 

making provision for 10-11 hectares of new employment land for B1/B2/B8 uses. 

c Encourage an additional 7,600m2 of convenience and 6,100m of comparison retail 

floorspace in the District. 

2.8 The Local Plan provides a spatial strategy for accommodating this scale of growth, and 

recognises the important role that the county town of Hertford should play in meeting needs 

over the plan period. The Gas Works site falls within a wider employment area known as Mead 

Lane. The Submission Local Plan notes that: 

“Good use has been made in the past of brownfield opportunities in the town and, despite this 

being a shrinking resource, the vacant former gas works site in the Mead Lane area presents a 

prime redevelopment opportunity and is expected to be brought forward for mixed use 

development.” (para 7.1.4) 

2.9 It also notes that: 

“The Mead Lane Employment Area will be revitalised via the redevelopment of vacant areas to 

provide 3,000sqm of B1 employment floorspace, as part of a mixed use development.” (para 

7.1.11) 

2.10 The Local Plan policy approach to development in Hertford centres around a number of key site 

allocations and overarching Policy HERT1 ‘Development in Hertford’ which states that in 

accordance with Policy DPS3 (Housing Supply 2011-2033), Hertford will accommodate 

approximately 950 new homes, including 200 homes as part of mixed use development in the 

Mead Lane area, as set out in Policy HERT2 (Mead Lane Area): 

i Land in the Mead Lane Area, to the east of Marshgate Drive, is allocated to provide 

approximately 200 homes by 2027, as part of mixed-use development. 

ii Subject to, and in accordance with, the provisions of the Mead Lane Urban Design 

Framework, December 2014, the development is expected to address a number of 

provisions and issues, including: 

“(c) delivery of 3,000sqm B1 employment floorspace which will provide 

appropriate opportunities to promote self-containment and sustainability and 

should also act as a buffer between existing employment uses and new residential 

provision.” 

2.11 The location of the Mead Lane Area allocation (Policy HERT2) is shown in Figure 2.2 below. 
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Figure 2.2 Site Location: The Mead Lane Area 

 

Source: East Herts Council, Pre-Submission District Plan Consultation 2016 

2.12 The Submission Local Plan notes that the county town of Hertford has evolved its employment 

base over time to reflect changing needs and currently contains a broad spectrum of 

employment from industrial to prestige office accommodation with varying sized enterprises in 

its employment areas. It’s location in relation to accessing the major road network means that it 

is an attractive place for businesses to locate. 

2.13 In order to continue to provide opportunities for businesses to serve the town and nearby 

settlements in the surrounding area, the Local Plan strategy is to protect and enhance the 

existing employment areas in Hertford. 

2.14 Reflecting this, Policy HERT6 Employment in Hertford designates a number of locations 

in the town as Employment Areas, including Mead Lane - East of Marshgate Drive. This 

allocation overlaps with the designation made under Policy HERT2 (Mead Lane Area) but 

covers a larger area, including the existing Mead Lane Business Centre. 

2.15 In accordance with Policy ED1 (Employment), land within designated Employment Areas is 

reserved for industry, comprising Use Classes B1 (Business), B2 (General Industrial) and where 

well related to the primary road network, B8 (Storage and Distribution). The provision of new 

employment uses will be supported in principle on these sites, where they are in a suitable 

location where access can be achieved by a choice of sustainable transport and do not conflict 

with other policies within the Plan. Development which would cause the loss of an existing 

designated Employment Area, or a site/premises which is currently, or was last, in employment 

use (Classes B1, B2, B8 or related Sui Generis), will only be permitted where all the following 

criteria are met: 
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a The retention of the site or premises for Use Classes B1, B2 and B8 has been fully 

explored without success. This should also consider whether improvements to the 

existing site/premises would make it more attractive to alternative B1, B2 or B8 uses. 

The applicant will be expected to undertake discussions with officers as to the 

potential for and suitability of alternative uses. Evidence of a period of marketing of 

at least 12 months must be provided. For a non-designated employment area, a 

proportionate approach should be taken; 

b The retention of the B1, B2 or B8 use is unable to be facilitated by the partial 

conversion to a non-employment generating use; and 

c The proposal does not prejudice the continued viability of existing Employment Areas 

and neighbouring uses and existing operational employment sites and neighbouring 

uses. 

2.16 EHDC’s proposed approach to the Gas Works site element of the Mead Lane employment area is 

therefore contradictory; Policy ED1 designates the site purely for B use classes (B1, B2 and B8) 

while site specific Policy HERT2 allocates it for mixed use development to include residential 

uses. 

Employment Land Evidence Base 

2.17 The District Council has commissioned a number of technical studies relating to employment 

land needs in East Herts over the past few years to provide an evidence base for the new Local 

Plan, as follows: 

1 East Hertfordshire Employment Land and Policy Review, October 2008 (Halcrow); 

2 East Hertfordshire Employment Forecasts and Strategic Economic Development Advice, 

November 2012 (DTZ); 

3 East Hertfordshire Employment Land Review Update 2013 (East Hertfordshire District 

Council);  

4 Economic Evidence to Support the Development of the OAHN for West Essex and East 

Herts 2015 (Hardisty Jones Associates); and 

5 Hertford and Ware Employment Study 2016 (Wessex Economics). 

2.18 The key findings and implications arising from these studies are summarised in turn below. 

2.19 A review of the Submission District Plan indicates that the Council’s approach to planning for 

economic growth and employment land appears to mainly rely upon the 2015 HJA study for 

estimates of job growth and the 2016 Wessex Economics study for site assessment purposes. 

Both of these studies draw upon earlier evidence base studies. 

2008 Halcrow Employment Land and Policy Review 

2.20 It is useful to consider the earlier evidence base studies to give an indication of the broad 

direction of travel of technical evidence on employment land. The earliest evidence base 

document referred to within the Council’s evidence library for the new District Plan is the ‘East 

Herts Employment Land and Policy Review’, undertaken by Halcrow in 2008. The study 

assessed the supply and demand for employment land and premises in East Herts over the 

period 2001 to 2021 to assist in the preparation of the East Herts Local Development 

Framework and main Development Plan Documents. 

2.21 Demand analysis undertaken as part of the 2008 Halcrow study was aligned closely to the 

(then) East of England Plan and used employment forecasts from Experian dating from 2003, as 
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well as a couple of RSS-based alternative scenarios.  All of these scenarios forecast significant 

growth in B1 employment, decline in B2 and growth in B8. This identified a reducing 

requirement for industrial space in overall terms. 

2.22 The study also noted the underlying tightness of the industrial market (particularly in Bishop’s 

Stortford), but was clearer in recommending that poorer older existing sites needed to be 

released and potential new allocations considered. To assess the existing supply of employment 

land a comprehensive visual site survey of sites was undertaken over the first half of 2008, and 

the study assessed the Marshgate Drive employment area as follows: 

“This estate is well occupied (one vacancy was recorded at the time of the survey) but its 

overall qualitative score ranges from poor to good. Given that most units are currently in 

manufacturing use, the estate would be a good candidate for redevelopment to B1 if demand 

for B2 units declines (as projected by the employment forecasts). Assessment: Amber.” 

2.23 ‘Amber’ sites are defined by Halcrow as those where employment uses remain viable but 

intervention in the future may be required to retain employment uses. Nine years have 

subsequently passed since the Halcrow study was undertaken and the study’s conclusion 

regarding intervention and redevelopment remains valid. The assessment appears to relate to 

the Mead Lane employment area in overall terms and does not comment specifically upon the 

relative strengths and weaknesses of individual sites or areas within it (such as the Gas Works 

site). 

2012 DTZ Employment Forecasts and Strategic Economic Development 

Study 

2.24 The 2012 DTZ study formed an early stage part of the evidence base for the new Local Plan. The 

study “presents forecasts of employment growth for East Hertfordshire and evaluates what 

these forecasts imply for the provision of land for employment purposes” (para 1.3). The study 

utilises 2012 East of England Forecasting Model (EEFM) forecasts to examine the likely 

magnitude of job growth over the 2012-2031 period. These point to total job growth of 9,700, or 

growth of about 15%, over the period. DTZ express some reservations about the forecasts, 

particularly the scale of growth in the early part of the period (1,250 jobs p.a. to 2016), notably 

in the context that the District has lost jobs in overall terms since 2006. However, for the Plan 

period overall DTZ conclude that these forecasts represent a reasonable basis for planning 

purposes. 

2.25 In terms of implications for employment land requirements, DTZ state “it has not been part of 

the scope of this study to provide estimates of employment land requirements arising from a 

projected 9,700 growth in jobs…” (para 3.31). The Planning Practice Guidance (PPG) requires 

local authorities to: 

“Identify the future quantity of land or floorspace required for economic development uses 

including both the quantitative and qualitative needs for new development” (para 002) 

2.26 The scope of the DTZ study means that it does not fully comply with the PPG (nor does it with 

the earlier OPDM Employment Land Guidance Note). Similarly, the PPG encourages plan 

makers to consider a range of approaches other than forecasts of labour demand – namely 

labour supply and past take-up – which are not reviewed as part of the DTZ study. The study 

cannot therefore be regarded as a fully compliant assessment of employment land needs. 

2.27 The study concludes that Bishop’s Stortford has the greatest potential of all the settlements in 

East Herts in terms of employment growth, and recommends strategic land allocations. In 



East Hertfordshire : Employment Land Assessment 
 

Pg 7 

relation to Hertford and Ware, DTZ conclude “the prospects for employment growth are not as 

strong as in Bishop’s Stortford” (para 7.11). Some specific commentary on sites is also provided: 

‘Within the two towns DTZ think it is probable that there will be a need to rejuvenate existing 

employment areas, such as Mead Lane and Foxholes/Caxton Hill in Hertford and Marsh Lane 

and Star Street/Widbury Hill to accommodate the shift to business service employment.’ (para 

7.14). 

2.28 However, the study goes on to caveat this by saying: 

“Detailed work would need to be undertaken to determine the feasibility of regeneration and 

the degree to which any individual site can be adapted to the requirements of modern 

business” (para 7.14). 

2.29 The study also identifies that making new employment allocations may be more realistic: 

“DTZ has not undertaken any detailed assessment of sites or the local market, but would 

observe that in many local authorities it has often proved quite difficult to reposition older 

industrial estates to cater for the needs of modern businesses. In view of this DTZ would 

recommend that the Council give consideration to identifying a small number of modest sites 

for new B1 development in the Hertford and Ware area” (para 7.14, emphasis added). 

2.30 In overall terms, it is possible to identify significant limitations associated with the analysis 

within the DTZ study which means that it: 

1 Does not provide detailed estimates of future industrial or office land requirements in the 

district to 2033, or any break down of B1c, B2 and B8 uses, because these were outside the 

scope of the study; 

2 Does not include any specific market analysis or detailed review of sites, nor does it identify 

whether there is a mismatch between quantitative and qualitative supply of and demand for 

employment sites; 

3 Despite 1 and 2 above, the study makes recommendations about the need to retain existing 

sites but caveats this with the need for further investigation and recommends the 

alternative of identifying new sites in Hertford and Ware; 

4 Taken in isolation, the study does not fully take account of the methodologies advised in the 

NPPF or PPG as a compliant assessment of employment land needs. 

2013 EHDC Employment Land Review Update 

2.31 The stated purpose of the 2013 EHDC study is to revisit and update the site assessments 

contained in the 2008 Halcrow study (outlined above), with the particular sub-text of 

considering potential opportunities for intervention to improve the functioning of sites and 

bring forward brownfield land for development. It does not, however, purport to provide any 

assessment of future requirements (para 2.3). It follows the ‘traffic light’ red-amber-green 

(RAG) approach adopted in the earlier 2008 Halcrow study to provide an overall conclusion on 

the ‘fitness for purpose’ of employment sites. 

2.32 The Council conclude that the majority of the Halcrow assessments are still valid, but note that 

it is not clear how Halcrow treated the large employment area known as Mead Lane, only 

describing land and premises in Marshgate Drive and Merchant Drive. For the purposes of the 

2013 EHDC Review, the Mead Lane area is described in the following terms: 
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Figure 2.3 Mead Lane Area – EHDC Assessment 

 

Source: EHDC 2013 Employment Land Review Update 

2.33 The report notes that: 

“Land on the east side of Marshgate Drive and south of the river is mainly vacant and includes 

an extensive area in the ownership of National Grid, being the former Hertford Gas Works.” 

(para 5.17) 

“Taken together, the various brownfield sites that make up the wider Mead Lane area 

represent the most significant opportunity to improve the quality of and increase the stock of 

employment land within the district’s urban areas. However problems of restricted vehicular 

access have so far, prevented this potential being realised and it is again rated as Amber.” 

(para 5.20) 

2.34 This suggests that no additional evidence was uncovered by the Council to change the overall 

assessment and conclusion made by Halcrow in 2008 regarding the scope for the Mead Lane 

area – and land east of Marshgate Drive specifically – to remain in employment use. It also 

notes that Land on the west side of Marshgate Drive has been redeveloped for or has permission 

for residential redevelopment (former TXU site and Marshall Panelcraft). 

2.35 Elsewhere, a site between Mill Road and Mead Lane is currently being developed by Redrow 

Homes for 120 residential units and 100sqm commercial floorspace. This site formed part of the 

proposed HERT2 site allocation within a previous version of the EHDC Local Plan but was 

subsequently released from its employment designation. 

2015 Hardisty Jones Associates Economic Evidence to Support the 

Development of the OAHN for West Essex and East Herts 

2.36 The Hardisty Jones Associates (HJA) report provides economic evidence which was 

subsequently used to help calculate the Objectively Assessed Housing Need (OAHN) within the 

West Essex and East Hertfordshire Strategic Housing Market Assessment (SHMA). It looks at 

historic job growth and projections of future jobs growth at the SHMA area level and suggests 
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how this ‘policy-off’ approach to projected growth might be distributed across the four local 

authority areas comprising East Herts, Harlow, Epping Forest and Uttlesford. 

2.37 For East Herts District, it provides a range of job growth projections which use data from the 

2014 version of the EEFM for the SHMA area, and allocated to the local authority area based on 

current share of employment and forecast share of employment, and also incorporating 

additional growth associated with Stansted Airport. The resulting range of between 435 and 505 

jobs growth per annum (between 2011 and 2033) falls slightly short of the 510 jobs per annum 

growth implied by the East Herts Local Plan emerging evidence base available at the time of 

preparation (i.e. taken from the 2012 DTZ report mentioned above). 

2.38 It should be noted that the HJA study focuses upon job growth only and does not provide an 

indication of employment land requirements. 

2016 Wessex Economics Hertford and Ware Employment Study 

2.39 The purpose of this study is to advise EHDC on the future role of employment sites in Hertford 

and Ware in supporting economic growth. The report was used to inform the preparation of the 

new East Herts District Plan and identifies what actions could be taken with respect to 

employment floorspace in Hertford and Ware to meet the objectives set out by EHDC in its 

Economic Development Vision and Action Plan. 

2.40 The report focuses upon supply side issues and does not include an updated objective 

assessment of demand for employment land within the two towns. 

2.41 A key part of the study involved an appraisal of general, multi-occupier employment sites in 

Hertford and Ware to establish whether they are fit for purpose; and if they need to be 

improved, what actions should be taken. This appraisal updates the last detailed appraisal of 

these sites which was undertaken by EHDC in 2013 (summarised above). 

2.42 To be consistent with the 2013 EHDC work, the area of employment land best known as Mead 

Lane has been broken down into smaller component areas by Wessex Economics for the 

purposes of assessment. This includes ‘Marshgate Drive both south and north of the river’ which 

accommodates the Gas Works. Wessex Economics comment as follows: 

“WEc have limited additional comments to make from the EHDC 2012 comments above; the 

situation remains largely the same. The modern units to the north of the river are well 

occupied but access is very poor for commercial/industrial vehicles.” (Appendix A6) 

2.43 As shown in Figure 2.4 below, the site is considered to score poorly across a range of fitness for 

purpose, sustainability and marketability appraisal criteria. This identifies a range of intrinsic 

challenges that the site faces to maintaining an ongoing and future employment role. 

Figure 2.4 14a. Estate: Marshgate Drive, Hertford, (Mead Lane) 

 

Source: Wessex Economics Hertford and Ware Employment Study (2016) 
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2.44 Wessex Economics recommend that EHDC develop a strategy that seeks to stem the on-going 

loss of employment floorspace in Hertford and Ware and should resist the loss of further 

employment sites, unless it is convincingly proved they are not fit for purpose; even then the 

aim should be to ensure some element of employment floorspace provision through mixed use 

development. 

2.45 The report authors also acknowledge that it will not be easy to resist the further loss of 

employment sites, so it is important that EHDC develop a strategy for re-provision of 

employment sites and making the most of existing employment sites in terms of land still 

available for development and improving the overall appearance, access, and visibility of 

industrial estates such as Marsh Lane, Crane Mead and Mead Lane; and that the scope to 

allocate a new site (or sites) around the intersection of the A414 and A10 on land not suited to 

residential development is investigated. 

Interpreting the Evidence 

2.46 The annual job growth range identified within the 2015 HJA report (435 and 505 p.a. between 

2011 and 2033) appears to have been used by East Herts District Council to inform a job growth 

target within the new East Herts District Plan: 

“In addition to housing need, the Council has also worked with our neighbouring authorities in 

order to understand how many new jobs are likely to be created within the plan period. This 

work, which was undertaken to inform the SHMA, indicates that between 435 and 505 new 

jobs will be created each year in East Herts.” (para 3.2.8) 

2.47 The Submission District Plan then goes on to state that: 

“In order to help support jobs growth in the District, this Plan seeks to ensure sufficient 

provision of land and premises for office, industrial and warehousing uses (B1, B2, B8 uses) in 

sustainable locations which meet the needs of local businesses. As such, 10-11 hectares of new 

employment land will be provided in the following locations: 

 3 hectares to the north of Buntingford Business Park; 

 4-5 hectares within the development at South of Bishop’s Stortford; and 

 3 hectares within the development at North and East of Ware. 

 In addition, 3,000 square metres of additional B1 employment floorspace will be provided 

at Mead Lane, Hertford.” (para 3.2.9) 

2.48 Based on a review of the various evidence that has been prepared over the last few years to 

inform the new District Plan, it is not possible to identify how this 10-11ha employment land 

figure has been derived. Indeed, the 2015 HJA report does not provide an indication of how 

many of the total jobs (between 435 and 505 p.a.) relate to B use classes, and therefore how 

many of these may require employment land. Estimates of future employment land 

requirements for East Herts have not been prepared since the Halcrow study in 2008. 

2.49 The Council’s Topic Paper on Employment published in March 2017 prior to Submission of the 

Local Plan notes that: 
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“Between the Preferred Options and Pre-Submission stages, several proposed sites received 

planning permission for residential development which diminished the opportunity to create 

new employment land. Further work on the assessment of settlements identified that the 

quantum of new employment land set out in the Preferred Options Plan was not going to be 

achievable and that an alternative approach would be needed to provide resilience against the 

continuing loss of employment land, particularly within Hertford and Ware. Therefore the 

Plan seeks to create new employment land in the southern part of the district and the creation 

of mixed-use developments which include employment uses in order to ensure the viability and 

deliverability of such uses.” (para 3.7) 

2.50 Within the Topic Paper, the Council acknowledge the challenges associated with viability and 

deliverability of employment development within the District and the important role of mixed-

use development in facilitating delivery of new employment floorspace. 

2.51 This leads to the allocation through Policy DPS1 of between 10 and 11 hectares of employment 

land through to 2033, provided across three locations North of Buntingford Business Park, 

South of Bishop’s Stortford and North and East of Ware. The Council however fail to provide 

technical evidence (as part of its suite of Local Plan evidence) to demonstrate how the 10-11 ha 

figure has been arrived at.  

2.52 Of particular significance for the Gas Works site, the Council also fails to evidence the particular 

rationale for requiring an additional 3,000sqm of B1 employment floorspace at Mead Lane, 

Hertford through Policy HERT2, particularly given the outcome from the recent, independent 

Wessex Economics appraisal, where the site scored poorly across a range of fitness for purpose, 

sustainability and marketability appraisal criteria. 

2.53 The 3,000sqm B1 employment floorspace appears to be in addition to the 10-11 ha employment 

land provision figure noted above. The notional allocation of 3,000sqm at Mead Lane can 

therefore not be considered ‘sound’ in absence of an up to date evidence base that justifies this 

scale and type of provision in this location. As noted by the latest property market intelligence 

set out in the following Section, access is a fundamental issue for the Mead Lane employment 

area; this acts as a major deterrent in attracting both new and larger scale businesses and will 

continue to place a limitation on operational activity that can take place here.   

Summary 

2.54 The proposed provision within the Submission Local Plan of 3,000sqm B1 employment 

floorspace at Mead Lane does not appear to be supported by objective evidence or rationale. It is 

not identified or specifically recommended in any evidence base work prepared on behalf of the 

Council for the new Local Plan, while recent qualitative site appraisal work (which identifies the 

Gas Works site as a particularly poorly performing and scoring site across a range of fitness for 

purpose, sustainability and marketability appraisal criteria) would not appear to support such 

provision. The basis upon which Policy HERT2 has been prepared is therefore unsound. 

2.55 The Mead Lane employment area has been identified and recommended for redevelopment by 

objective employment land assessments from as early as 2008 (i.e. the Halcrow study) and this 

overall conclusion is supported by more recent evidence base work. For example, the 2016 

Hertford and Ware Employment Study notes that the Marshgate Drive (Gas Works) site is not 

fit for its current purpose, is characterised by poor/contaminated land, is not sustainable for its 

present use, and lacks good accessibility. From a marketability perspective, the site lacks 

visibility, does not have a good quality of environment and lacks positive market perception. 

2.56 Based on a review of the various technical economic and employment evidence base documents 

that have been prepared for the Council going back to 2008, none of these evidence documents 
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since 2008 (i.e. the Halcrow study) appear to identify or quantify employment land 

requirements for the District over the plan period. The majority appear to focus mainly upon 

supply side and site suitability issues, with the 2015 HJA report also examining job growth 

potential across the SHMA area. The Council’s proposed approach to allocating 10-11ha of 

employment land within Policy DPS1 of the Submission Local Plan is not supported by an 

objective evidence base rationale. 

2.57 Many of the evidence base documents cited in the Submission Local Plan are considered to be 

out-of-date to underpin a 2017/2018 Local Plan, dating back to 2013, 2012 and 2008. The NPPF 

requires local planning authorities to ensure that the Local Plan “is based on adequate, up-to-

date and relevant evidence about the economic, social and environmental characteristics and 

prospects of the area. Local planning authorities should ensure that their assessment of and 

strategies for housing, employment and other uses are integrated, and that they take full 

account of relevant market and economic signals.” (para 158) This is supported by guidance 

contained within the more recent PPG that “wherever possible, local needs assessments should 

be informed by the latest available information. The National Planning Policy Framework is 

clear that Local Plans should be kept up-to-date.” (para 016) It is therefore possible to conclude 

that the new Local Plan is not informed by an NPPF and PPG-compliant assessment of 

economic development needs for the District. This also requires an assessment of past take-up 

and labour supply based approaches, neither of which has been considered by EHDC. 
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3.0 Commercial Property Market Signals 

3.1 This section provides an overview of the current stock of employment space in East Herts and 

adjoining districts. It then describes current property market conditions in Hertford and East 

Herts more widely, including recent trends in the demand for and supply of industrial premises. 

This analysis is based on data from the following sources:  

 Commercial floorspace data from the Valuation Office Agency (VOA); 

 Local Market Overview Report prepared by Brasier Freeth in August 2017 (included at 

Appendix A); and 

 EGi Property Link database and other commercial property sources. 

Stock of Employment Space 

3.2 East Herts contained some 737,000sqm of B class floorspace in 2016, the majority (79% or 

585,000sq.m) relating to industrial (B1c, B2, B8) uses. A comparison with B class floorspace 

stock in nearby districts is shown in Figure 3.1. This indicates that the supply of industrial space 

in East Herts is the third smallest of all eight adjoining Districts, with only Uttlesford and 

Epping Forest recording a lower overall quantum of industrial space than East Herts. 

Figure 3.1 Employment floorspace by District ('000s sq.m) 

 

Source: VOA 2016 / Lichfields analysis 

3.3 The District’s office space is comparatively larger, with only Welwyn Hatfield and Stevenage 

accommodating more floorspace than East Herts (Figure 3.1). 
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Spatial Distribution 

3.4 Figure 3.2 shows the distribution of B class employment space across East Herts District using 

detailed VOA data available at postcode level. This shows that the main employment areas of 

Bishops Stortford, Hertford and Ware and tend to accommodate the majority of the District’s 

employment floorspace, including factory, warehouse and office space. Hertford contains about 

24% of the District’s total supply of industrial space. The smaller settlements of Buntingford, 

Puckeridge and Standon also accommodate some distribution/warehousing space. Workshop 

space tends to be more dispersed across the District (Figure 3.2). 

Figure 3.2 Spatial Distribution of Employment Floorspace in East Herts 

 

Source: VOA 2010 / Lichfields analysis 

3.5 The spatial distribution of B class employment space in Hertford is shown in Figure 3.3. This 

underlines the concentration of industrial uses across a small number of sites including Mead 

Lane, Caxton Hill, Foxholes and Hartham Lane Green. 

3.6 Office space tends to be much less widely dispersed across the town, concentrated either in and 

around the town centre or at Foxholes Business Park to the south east of the town (as shown in 

Figure 3.3). In contrast, very little office space is accommodated within the Mead Lane 

employment area. 
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Figure 3.3 Spatial Distribution of Employment Floorspace in Hertford 

 

Source: VOA 2010 / Lichfields analysis 

Property Market Characteristics 

Market Geography 

3.7 East Herts is generally not regarded as a prime industrial location reflecting its proximity to the 

larger industrial centres nearby at Harlow, Stevenage and Luton, as well as the London-

Stansted-Cambridge corridor. Following the recession, the market for industrial property has 

improved with demand largely driven by smaller scale, locally-based firms. Much of the District 

has relatively poor access to strategic routes and motorways and this restricts demand from 

larger occupiers for industrial space in East Herts. 

3.8 The town of Bishop’s Stortford represents the largest and most significant industrial location in 

East Herts and generally attracts the strongest levels of market demand due to its proximity to 

the M11 (Junction 8) and Stansted Airport. Other industrial locations within the District include 

Hertford and to a lesser extent, Ware and Buntingford and tend to serve local occupiers in the 

small to medium size range. 
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3.9 The relatively insular nature of the District’s industrial market is echoed in Hertford where the 

majority of occupiers have strong local ties and links. In overall terms the town’s stock of 

industrial space (across the B1c, B2 and B8 use classes) is relatively low grade and this reflects 

the low value nature of manufacturing and distribution activity in Hertford. Road links to and 

from the town are relatively poor and traffic congestion at peak times represents a key drawback 

for business occupiers. 

3.10 The recently completed Centrus scheme in Mead Lane industrial estate represents a rare 

example of new industrial development in Hertford in recent years and comprises small scale 

distribution units up to 10,000sqft in size (alongside some B1 units). The units were mainly 

taken by existing Hertford based firms or those from nearby Ware, Hoddesdon and Hatfield. 

3.11 The 2016 Hertford and Ware Employment Study notes that the towns of Welwyn Hatfield, 

Stevenage, Bishop’s Stortford and Harlow are likely to compete with Hertford and Ware for 

business occupiers. In particular businesses looking for distribution and warehousing facilities 

are likely to want to locate where access to the motorway and trunk road network is best. 

Similarly office occupiers are likely to want to be centrally located within a labour market 

catchment area, and may be attracted to locations with the fastest and most frequent rail links to 

London. Sites in Broxbourne and along the M25 will also compete for business occupiers with 

Hertford and Ware by offering far superior transport connections and strategic accessibility. 

3.12 Further commentary in relation to Hertford’s (and Ware’s) office and industrial market is 

summarised below from the 2016 study as well as from more recent property market 

intelligence provided by Brasier Freeth (included at Appendix A). 

Office Market 

3.13 Hertford is an isolated office market predominantly consisting of local smaller occupiers with 

very little inward movement by businesses from other areas. It forms part of the A10 corridor 

office market including Waltham Cross, Cheshunt, Hoddesdon and Ware. Despite close 

proximity to Welwyn Garden City and Hatfield to the east, there is resistance from Welwyn 

Garden City occupiers to locate in Hertford due to poorer access to the major communications 

networks. 

3.14 In terms of a business location, Hertford suffers from not being on the M25/M1/M11/A1(M) 

motorway network whereas other nearby centres including Harlow, Welwyn Garden 

City/Hatfield, Bishops Stortford and Hoddesdon through to Waltham Cross are close to at least 

one of these motorways. There is a substantial stock of business space on the A1(M) corridor 

centred on Borehamwood, Potters Bar, Hatfield, Welwyn Garden City and Stevenage which is 

generally of better quality. The same can be said of centres on the M11 corridor such as Harlow 

and Bishops Stortford. Whilst office based businesses generally gravitate towards rail 

connections, the majority of office occupiers also look to locate on major arterial roads within 

close proximity to the national motorway network, neither of which Herford provides.  

3.15 Average office rents generally fall below these comparator areas with the exception of Harlow, 

and fall substantially below average rents achieved in Welwyn Hatfield and Bishop’s Stortford. 

Both of these locations benefit from close proximity to the strategic road network, and superior 

rail services when compared with Hertford and Ware. Both Welwyn Hatfield and Bishop’s 

Stortford have a higher proportion of modern office stock than is to be found in Hertford and 

Ware, and this helps to enhance their comparative appeal to office occupiers. 

3.16 Whilst office vacancy and availability rates within Hertford have been decreasing over the last 

few years (and currently stand at around 1.9%), this figure is not considered to reflect current 
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market demand, but instead a direct result of surplus office space being converted to residential 

and alternative uses, including through B1a to C3 permitted development rights. 

3.17 Other than the offices occupied by single occupiers such Hertfordshire County Council, GSK and 

EHDC, there is a very modest stock of office floorspace in Hertford and Ware. The only 

development in the two towns which approximates to a business park letting to multiple tenants 

is the Foxholes Business Park, built in the 1990s. The Business Park is located in a prominent 

position on the edge of Hertford with direct access onto the A414. However even this 

development has B1a floorspace mixed with B1c, B8 and Sui Generis uses. 

3.18 There is also some modern office accommodation to be found on mixed B1-B2-B8 industrial 

estates, notably in the Mead Lane Area (Hertford), at Crane Mead (Ware) and Marsh Lane 

(Ware). But these areas have constrained access and little prominence, and the estates as a 

whole are a mix of buildings in different uses and of differing quality. Thus they cannot be 

defined as business parks. The stock and quality of office space in Hertford and Ware is 

therefore limited and certainly not comparable in terms of quality and location to areas such as 

Bishop’s Stortford. 

Vacancy 

3.19 According to market research carried out by Brasier Freeth, the total available stock of office 

space within the town of Hertford at August 2017 is approximately 46,000sq.ft. Based on the 

amount of office space take up recorded in Hertford between August 2016 and August 2017, this 

represents around 9 years’ worth of supply. Further information on office availability is included 

at Appendix A. 

3.20 Brasier Freeth note that invariably demand for offices is still at a low level and is volatile. In the 

majority of cases lettings are made to tenants who have been forced out of buildings elsewhere 

or have had a fundamental change in their size requirement. Moving office premises is a highly 

disruptive and expensive process for businesses and therefore there will be resistance to moving 

where possible, and this is likely to stifle demand over the coming months. 

Industrial and Warehousing Market  

3.21 In terms of the market for industrial floorspace (B1c, B2 and B8), Hertford & Ware benefits as a 

location to some extent from its position between the A1(M) and M11, as well as its position on 

the A10 dual carriageway. As a result the market for industrial floorspace in the two towns is 

more substantive than the office market. 

3.22 However, the towns’ employment and industrial sites are largely served by minor road networks 

and cannot accommodate large scale industrial occupiers. This is particularly relevant for the 

Gas Works site which suffers from constrained access and congestion. This means that there is 

no substantive scope to attract those businesses looking to establish regional or national scale 

operations, which are located in some of the neighbouring towns close to the motorways. 

3.23 In addition, many of the employment sites are situated in close proximity to, or even nestled 

within, residential areas, which restricts their suitability for industrial uses in general. The Gas 

Works site represents a prime example of this, being adjacent to residential uses to the south 

and west of the site. These types of occupiers are more likely to seek more direct access to the 

strategic road networks as well as sites in large scale distribution parks that offer scale and 

flexibility. The residential nature of Hertford acts as a deterrent in attracting new occupants, 

and is considered to be a key limitation to operational activity. 
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3.24 Wessex Economics note in their 2016 Hertford and Ware Employment Study that industrial 

rents in Hertford & Ware are higher than those achieved in Welwyn Hatfield and Harlow but 

below those in Bishop’s Stortford and Stevenage. 

3.25 The Hertford industrial market is largely similar to that of the office market in that it is heavily 

localised and prominently consists of small and medium sized businesses. It also forms part of 

the A10 corridor market that includes Cheshunt, Hoddesdon and Ware but also further south to 

Enfield.  

3.26 Hertford has four principal industrial areas; the Mead Lane industrial area, Caxton Hill, 

Foxholes Business Park and Mimram Road/Warehams Lane. The Mead Lane Industrial area is 

the largest concentration of industrial stock within Hertford and also extends to Dicker Mill 

north of the Lee Navigation. Access is a fundamental issue for this area as there is only one point 

of access via a single narrow road, which often becomes congested. This acts as a major 

deterrent in attracting both new and larger scale businesses as this will place a limitation on 

their operational activity.   

Vacancy 

3.27 According to market research carried out by Brasier Freeth, the total available stock of industrial 

space within the town of Hertford at August 2017 is approximately 79,500 sq ft. Based on the 

amount of industrial space take up recorded in Hertford between August 2016 and August 2017, 

this represents less than 2 years’ worth of supply. This relatively low level of industrial vacancy 

is not unique to Hertford or indeed East Herts, and represents a general market trend across the 

wider South East. Vacancy is fairly well dispersed across the town. Further information on 

industrial availability is included at Appendix A. 

Summary 

3.28 Employment space in East Herts District is dominated by industrial uses. Hertford represents 

one of the key commercial and business centres in the District, and the Mead Lane employment 

area is predominately industrial in nature, playing a much less significant role in office terms. It 

lacks the market profile and critical mass to appeal to office occupiers; in any case, the office 

market in Hertford is small in scale, relatively volatile and characterised by limited demand in 

the current climate. Hertford’s industrial market is comparatively stronger, albeit the market is 

relatively self-contained and Hertford is unable to compete with larger, better connected centres 

nearby due to its transport infrastructure constraints and less favourable strategic location. 

3.29 Latest market intelligence provided by Brasier Freeth suggests that there is around 9 years’ 

worth of office supply currently vacant/available within Hertford. This includes vacant office 

space within some of the town’s best quality and most popular office locations such as Stag 

House and Foxholes Business Park, where vacant space has not been let in almost a year. While 

there is excess vacancy within the local market, this will suppress values and viability of new 

development. A further 3,000sqm (c.32,000sqft) of office floorspace at Mead Lane as proposed 

by EHDC would add considerably to the existing stock of vacant office space, albeit there is no 

evidence that demand would be sufficient within the town to justify this scale of floorspace 

coming forward over the short to medium term. 

3.30 The local industrial (B1c, B2 and B8) market is tighter than for offices, with lower levels of 

vacancy. Many of Hertford’s industrial sites suffer from poor access and local congestion, 

undermining the longer term role that many of these sites are expected to play in supporting 

business growth. The Gas Works site, situated within the Mead Lane employment area, suffers 

from poor strategic accessibility as well as local congestion and constrained access, and this 

reflects the nature of many of Hertford’s employment sites which are largely served by minor 
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road networks and are often situated in close proximity to, or even nestled within, residential 

areas. This restricts their suitability for industrial uses in general and the Gas Works site 

represents a prime example of this. The residential nature of Hertford acts as a deterrent in 

attracting new occupants, and is considered to be a key limitation to operational activity. Going 

forward, industrial demand would be better met through new allocations located in close 

proximity to strategic transport connections, which are better suited to supporting and enabling 

sustainable economic growth of the town and wider District. 
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4.0 Site Characteristics and Scope 

4.1 This section provides an overview of the suitability and sustainability of the Mead Lane 

employment area and Hertford Gas Works site. 

Role of Mead Lane as an Employment Location  

4.2 As noted in Chapter 3.0, whilst the town of Hertford represents a popular business location, 

road links to and from the town are relatively poor and traffic congestion can present a 

significant drawback for business occupiers. 

4.3 The towns’ employment and industrial sites are largely served by minor road networks and 

cannot accommodate large scale industrial occupiers. This means that there is no substantive 

scope to attract those businesses looking to establish regional or national scale operations, 

which are located in some of the neighbouring towns close to the motorways. In addition, many 

of the employment sites are situated in close proximity to, or even nestled within, residential 

areas, which restricts their suitability for industrial uses going forward. The Gas Works site 

represents a prime example of this.  

4.4 As a result, Hertford is unable to compete for business occupiers with larger, more established 

commercial centres nearby such as Harlow, Bishop’s Stortford and Stevenage which tend to be 

less constrained and boast better strategic connections, and this will inevitably limit the scale of 

demand for business space within the town. 

4.5 The District’s Local Plan recognises that the close proximity to the town centre for some 

employment sites has led to problems over time in terms of access, limited opportunities for 

expansion and loss of amenity for residents in the vicinity. The Mead Lane employment area 

represents a prime example of this due to the single narrow vehicular access causing congestion. 

The Council recognises that the Mead Lane Employment Area is in particular need of 

improvement and revitalisation, and this is supported and encouraged through redevelopment 

via Policy HERT2 Mead Lane Area in the Submission Local Plan.  

4.6 The Mead Lane Urban Design Framework (adopted December 2014) also notes that the area has 

struggled to realise its full potential, mainly due to restricted vehicular access issues whilst 

constraints facing the area include physical and environmental constraints of poor townscape, 

dereliction and land contamination & remediation, flood risk, noise pollution, as well as traffic 

hazards, road restrictions and obstacles to movement. While certain locations have benefited 

from remediation works in the past, it is also noted that a significant amount of contaminated 

land remains within the Mead Lane area which will need addressing prior to redevelopment. 

This represents a key viability barrier or challenge for employment only redevelopment on site. 

Suitability 

4.7 The most recent qualitative assessment of employment sites in Hertford town was undertaken 

by Wessex Economics as part of the 2016 Hertford and Ware Employment Study. This involved 

an appraisal of the general, multi-occupier employment sites in Hertford and Ware to establish 

whether they are fit for purpose; and if they need to be improved, what actions should be taken. 

4.8 The study authors note that of the better multi-purpose industrial estates, Mead Lane and Crane 

Mead have access problems. Along with the Marsh Lane Industrial Estate, these estates have 

some quality modern business space, but generally mixed in with much less satisfactory 

property. It also notes that whilst there is some modern office accommodation to be found on 

mixed B1-B2-B8 industrial estates, notably in the Mead Lane Area, these areas have constrained 

access and little prominence, and the estates as a whole are a mix of buildings in different uses 
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and of differing quality. The overall character of the Mead Lane area has changed significantly 

over recent years with a number of new residential developments taking place on former 

industrial land. This includes the site between Mill Road and Mead Lane which formed part of 

the proposed HERT2 site allocation within a previous version of the EHDC Local Plan, and is 

currently being developed by Redrow Homes for a residential-led mixed use scheme comprising 

120 residential units and 100sqm commercial floorspace. 

4.9 The site appraisal undertaken by Wessex Economics as part of the 2016 Hertford and Ware 

Employment Study for the Marshgate Drive sub-area (comprising the Gas Holders site) states 

that: 

“A key issue that affects the appeal of the Mead Lane area is that access can only be obtained 

to the area via Mill Road which is now a predominantly residential street of only standard 

width to the north of Hertford East station. The site is therefore not well connected into the 

strategic road network (the link being made at the Bluecoats roundabout (at the junction of the 

A414 and the A119 Ware Road).” 

“Mead Lane itself is congested with on-street parking which necessitates single file traffic and 

means poor circulation for larger vehicles and HGVs. Development of additional flats off Mill 

Road will probably add to volume on-street parking unless parking restrictions are 

introduced, as well as adding to traffic flows particularly at peak times. Peak hour traffic 

flows will be somewhat mitigated by the fact that new homes are within reasonable walking 

distance of Hertford East railway station. If a high proportion of residents are rail commuters 

who walk to the station this will mitigate peak hour traffic flows.” 

4.10 As noted in Chapter 2.0, the site is considered to score poorly across a range of fitness for 

purpose, sustainability and marketability appraisal criteria. It is considered to perform more 

poorly than all of the remaining areas within the Mead Lane employment area, and therefore 

represents the prime candidate for non industrial redevelopment within the context of the wider 

regeneration of the area. 

Summary  

4.11 Hertford accommodates a popular yet constrained commercial property market, with many of 

its business areas and employment sites characterised by close proximity to the town centre and 

associated problems in terms of access, limited opportunities for expansion and loss of amenity 

for residents in the vicinity. The Mead Lane employment area and Gas Works site is no 

exception and suffers in particular from a single narrow vehicular access causing congestion. As 

a result, the Council has for a number of years recognised the need for regeneration and 

redevelopment. 

4.12 Recent site assessments indicate that most sites within Hertford, including Mead Lane, have 

identified constraints. Mead Lane as a whole is considered to play an important role in 

supporting the town’s local business base, yet the Marshgate Drive sub-area is considered to 

score least well of all Mead Lane sub-areas across a range of fitness for purpose, sustainability 

and marketability appraisal criteria and therefore represents the prime candidate for 

redevelopment within the context of the wider regeneration of the area. Previous evidence base 

studies such as the 2012 DTZ Employment Forecasts and Strategic Economic Development 

study acknowledge that it can be difficult to reposition older industrial estates to cater for the 

needs of modern businesses and recommends new sites are identified. 

4.13 Considered together, this evidence indicates that pursuing a policy requirement for B1 only 

employment floorspace on the Gas Holders site (through Policy HERT2) represents an overly 

restrictive approach which is unjustified and would significantly constrain the site’s potential to 
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support employment and jobs growth in future. There is no sound basis for requiring 3,000sqm 

B1 employment floorspace to be provided on site as part of a mixed-use redevelopment, while 

qualitative market signals and intelligence would not support or justify such a restrictive 

approach or requirement. 
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5.0 Overall Assessment and Conclusions 

5.1 This section draws together the analysis and evidence contained in the earlier sections to 

examine the case for residential-led uses, the need for employment generating floorspace and a 

greater degree of planning policy flexibility with regards to commercial uses on site. 

Is the Council’s evidence approach robust and sound on overall 

employment land provision and the requirement for 3,000sqm B1 

employment floorspace on the site (under Policy HERT2)? 

5.2 Despite a number of economic evidence base studies being carried out over the past few years on 

behalf of EHDC to inform emerging planning policy, none of these evidence documents since 

2008 (i.e. the Halcrow study) appear to identify or quantify employment land requirements for 

the District over the plan period. The 2015 HJA report was the most recent study to examine job 

growth potential across the SHMA area and East Herts specifically but this did not explore 

spatial requirements to accommodate job growth or specifically define B-class land or floorspace 

needs. Meanwhile other studies have focused mainly upon supply side and site suitability issues.  

5.3 The economic evidence base for the  new Local Plan is therefore not considered to be up-to-date 

and informed by a PPG compliant assessment of economic development needs for the District. 

It therefore fails a key NPPF requirement for local planning authorities to ensure that Local 

Plans are based on adequate, up-to-date and relevant evidence about the economic 

characteristics and prospects of the area. The Council’s proposed approach to allocating 10-11ha 

of employment land within Policy DPS1 of the Submission Local Plan is not supported by an 

objective evidence base rationale. 

5.4 The proposed provision within the Submission Local Plan of 3,000sqm B1 employment 

floorspace at Mead Lane also does not appear to be supported by objective evidence or rationale. 

It is not identified or specifically recommended in any evidence base work prepared on behalf of 

the Council for the new Local Plan, while recent qualitative site appraisal work (which identifies 

the Gas Works site as a particularly poorly performing and scoring site across a range of fitness 

for purpose, sustainability and marketability appraisal criteria) would not appear to support 

such provision. The basis upon which Policy HERT2 has been prepared is therefore unsound. 

Is the Gas Works site required to meet future economic and business needs 

in East Herts? 

5.5 The Mead Lane employment area has been identified and recommended as a redevelopment 

opportunity by a number of objective East Herts employment land assessments from as early as 

2008 (i.e. the Halcrow study) and this overall conclusion is supported by the Council’s latest 

evidence base work. For example, the 2016 Hertford and Ware Employment Study notes that 

the Marshgate Drive (Gas Works) site is not fit for its current purpose, is characterised by 

poor/contaminated land, is not sustainable for its present use, and lacks good accessibility. 

From a marketability perspective, the site lacks visibility, does not have a good quality of 

environment and lacks positive market perception. This identifies a range of intrinsic challenges 

that the site faces to maintaining an ongoing and future employment role. 

5.6 Advising on a strategy to stem the on-going loss of employment floorspace in Hertford and 

Ware, Wessex Economics in their 2016 study suggest that where it can be convincingly proved 

that an employment site is not fit for purpose, the aim should be to ensure some element of 

employment floorspace provision through mixed use development. 
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5.7 Latest commercial property market intelligence (detailed further at Appendix A) suggests that 

the local industrial market is tighter than for offices, with lower levels of vacancy. Hertford is 

generally considered to be a reasonable industrial location although many of its sites suffer from 

poor access and local congestion, undermining the longer term role that many of these sites are 

expected to play in supporting business growth. Going forward, industrial demand is likely to be 

better met through well located new allocations situated in close proximity to strategic transport 

networks, whereby supporting and enabling sustainable economic growth of the town and wider 

District. Indeed, the 2016 Hertford and Ware Employment Study acknowledge that the scope to 

allocate a new site (or sites) around the intersection of the A414 and A10 on land not suited to 

residential development should be investigated. This suggestion to explore new employment 

allocations as a more sustainable and suitable long term option for accommodating business 

needs in Hertford was also made by previous East Herts evidence base studies including by DTZ 

in 2012 which acknowledged that it can be difficult to reposition older industrial estates to cater 

for the needs of modern businesses. 

5.8 The Mead Lane employment area lacks the market profile and critical mass to appeal to office 

occupiers; in any case, the office market in Hertford is small in scale, relatively volatile and 

characterised by limited demand in the current climate. The site is more popular amongst 

industrial occupiers which represents a stronger market in Hertford town, albeit the market is 

relatively self-contained with Hertford unable to compete with larger, better connected centres 

nearby due to its constraints and less favourable strategic location. Any future approach to 

providing employment uses on the Gas Works site – as part of a mixed use development – 

should therefore remain flexible to be able to respond to local market demand, particularly in 

light of known site-specific constraints and the relatively volatile nature of Hertford’s 

commercial property market. 

What planning policy approach should the Council adopt to support and 

maximise potential for employment uses on site? 

5.9 Latest market intelligence provided by Brasier Freeth underlines the relative strength of the 

Mead Lane employment area for industrial uses and occupiers, albeit demand for such uses is 

volatile in the current climate and is insufficient to warrant speculative development. A 

combination of office demand, rental and capital values makes speculative office development 

even less of a viable option in this location, with the Mead Lane area not representing an 

attractive location for the town’s office occupiers. 

5.10 Considered together, this evidence indicates that pursuing a policy requirement for B1 only 

employment floorspace on the Gas Holders site (through Policy HERT2) represents an overly 

restrictive approach which is unjustified and would significantly constrain the site’s potential to 

support employment and jobs growth in future. There is no sound basis for requiring 3,000sqm 

B1 employment floorspace to be provided on site as part of a mixed-use redevelopment, while 

qualitative market signals and intelligence would not support or justify such a restrictive 

approach or requirement. 
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1.0 Introduction 

1.1 Brasier Freeth have been instructed by St William Homes LLP to undertake a 
comprehensive market analysis in order to advise on the current demand and 
availability of B1 (a-c) space.  The report will also consider B2/B8 commercial 
space within Hertford.  

1.2 The assessment has been prepared in the context of St. William’s interests at 
the Hertford Gas Works site, Marshgate Drive, Hertford, which is allocated in 
the Draft Local Plan.  The report particularly focuses on the demand for B1 
uses in this location and forms part of a package of documents, which underpin 
Local Plan Examination Statements submitted to The Planning Inspector as 
part of the EiP Process for East Herts draft Local Plan.  

1.3 The following headings will be addressed within this report  
 

 Brasier Freeth LLP 
 

 The Location  
 

 The Hertford Office Market 
 

 Office Space within Hertford  
 

 The Hertford Industrial Market 
 

 Industrial Space within Hertford  
 

 Appendices  
 

2.0 Brasier Freeth LLP 
 

2.1 Brasier Freeth LLP is one of the leading commercial property agencies in the 
South East with offices in Welwyn Garden City, Watford, Hemel Hempstead 
and London. Brasier Freeth LLP is an active commercial agency practice in the 
Northern Home Counties 

2.2 Brasier Freeth LLP has a significant involvement in the Hertford commercial 
property market with an office established in nearby Welwyn Garden City for 
over 20 years. 

2.3 Brasier Freeth LLP have been awarded the prestigious EGI Most Active Agent 
Award for Hertfordshire every year since 2008. 

3.0 Location  

3.1 Hertford is almost equidistant between Welwyn Garden City to the west and 
Harlow to the east providing access to the A1(M) and M11 motorways 
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connected by the A414.  Junction 25 of the M25 is circa 11 miles to the south 
via the A10. 

3.2 Hertford East railway station is located nearby within 5 minutes’ walk of the 
property.  A good service runs to London Liverpool Street with a fastest journey 
time of circa 50 minutes. 

3.3 Hertford North railway station is approximately 1 mile distant to the west of the 
town centre, which provides a regular service to Moorgate with a fastest 
journey time of 44 minutes.  

3.4 London Luton Airport is circa 20 miles to the north west, London Stansted 
Airport is circa 20 miles to the north east and London Heathrow Airport is 47 
miles to the south west. 

3.5 The town centre is approximately 10 minutes’ walk from the property where a 
variety of leisure and retail amenities are situated within its attractive historic 
environs including the Bircherley Green Shopping Centre, Waitrose, Tesco, 
Pizza Express, Prezzo, Ask and Loch Fyne.  

3.6  A location plan is provided in Appendix 1.  

4.0 Planning 

4.1 The emerging District Plan designates the Site area (including the Norbury 
Woodyard site) to be included within the ‘HERT2 Mead Lane Area’.  Allocation 
HERT2 is expected to provide for 200 homes by 2027 and 3,000 sq.m. of B1 
floorspace as part of mixed-use development, subject to the provisions of the 
Mead Lane UDF SPD which was adopted in 2014. 

4.2 Land to the east and south of Mead Lane has already been released from 
Employment designation and has been developed for residential purposes.  

4.3 The Council have recognised that given the sites location, it is a difficult 
employment site and a mixed use scheme would make it viable. The Council’s 
Topic paper on Employment Land (March 2017) Para 3.7, states that ‘Further 
work on the assessment of settlements identified that the quantum of new 
employment land set out in the Preferred Options Plan was not going to be 
achievable and that an alternative approach would be needed to provide 
resilience against the continuing loss of employment land, particularly within 
Hertford and Ware. Therefore the Plan seeks to create new employment land 
in the southern part of the district and the creation of mixed-use developments 
which include employment uses in order to ensure the viability and 
deliverability of such uses.’ 

4.4 The Local Plan evidence base recognises that the close proximity to the town 
centre for some employment sites has led to problems over time in terms of 
access, limited opportunities for expansion and loss of amenity for residents in 
the vicinity.  Mead Lane would be a prime example of this due to the single 
narrow vehicular access causing congestion. The Council recognises that the 
Mead Lane Employment Area is in particular need of improvement and 
redevelopment.  
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4.5 As set out in more detail in this report, the rental value for B1 uses in Hertford 
is low, which along with the constraints associate with the Mead Lane site  
(which includes vehicular access constraints and land contamination) makes 
the viability of B1 uses on site questionable.  This viability issue is clearly 
supported too by the Council.  

4.6 The suitability and demand is questionable for business uses and a flexible 
approach should be taken.  

5.0 The Hertford Office Market 

5.1 Hertford is an isolated office market predominantly consisting of local smaller 
occupiers with very little inward movement by businesses from other areas.  

5.2 Hertford forms part of the A10 corridor office market, which includes Waltham 
Cross, Cheshunt, Hoddesdon and Ware.   

5.3 Welwyn Garden City and Hatfield are located 10 miles to the east, which can 
be accessed via the A414 within ten minutes. Despite their close proximity to 
Hertford, there is a resistance from occupiers to relocate due to poorer access 
to the major transport networks. 

5.4  As a result of not being on the M25/M1/M11/A1(M) motorway network, 
Hertford’s desirability as a business location is limited. Harlow, Welwyn Garden 
City/Hatfield, Bishops Stortford and Hoddesdon through to Waltham Cross are 
all in close proximity to connections to at least one of these motorways. 

5.5 Harlow, Welwyn Garden City/Hatfield, Bishops Stortford are also more 
desirable to professional and financial business owners, as they benefit from 
more frequent and faster services in and out of Central London which is a 
major consideration for any business when setting up or relocating. Office 
occupiers want to be centrally located within areas, which benefit from the 
fastest and most frequent routes into London, which unfortunately does not 
apply to Hertford. 

5.6 Due to office occupiers being service led businesses, one of their main 
concerns when considering relocating is the proximity to their existing 
premises, in order to ensure that their staff remain happy and retained. For this 
reason, occupiers tend to relocate within a tight geographical area, which limits 
the potential demand. 

5.7 The way in which businesses use office space has changed dramatically over 
the past 20 years. Office space is now predominately open plan with smaller 
desks leading to efficient occupation of space. Working practices such as the 
requirement for fewer secretaries, working from home and “hot desking” have 
also reduced the amount of office space required and therefore demand. 

5.8 There is a substantial stock of business space on the A1(M) corridor centred on 
Borehamwood, Potters Bar, Hatfield, Welwyn Garden City and Stevenage 
which is generally of better quality.  The same can be said of centres on the 
M11 corridor such as Bishops Stortford. 
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5.9 Whilst office based businesses generally gravitate towards rail connections, the 
majority of office occupiers also look to locate on major arterial roads within 
close proximity to the national motorway network, neither of which Herford 
provides.  

5.10 The total available offices within the town is approximately 46,000 sq.ft. The 
total take up of office space in Hertford between August 2016 and August 2017 
was just 5,120 sq.ft (transactions over 1,000 sq.ft).This take up equates to a 9 
year supply, assuming the current level of take up and availability. 

 

6.0 Office Space within Hertford  

 
Stag House 
 

6.1 The premier office building in the town is Stag House, which benefits from 
prominent frontage on the A414 and is within close proximity to the town 
centre.  

6.2 28,500 sq.ft of floor space is available across four storeys, all of which is of a 
high specification benefiting from a reception, lifts, air conditioning, raised 
floors, and suspended ceilings with inset low glare lighting.   

6.3 However, despite the building being in a prime location within Hertford, a suite 
of 4,148 sq.ft on the ground floor has been available to let for over 3 years.  

6.4 Recent lettings in Stag House include:- 
 

 3,500 sq.ft on part 3rd floor was let to Kingspan in June 2016 on a 10 year lease 
with a 5 year break option and rent review at a headline rent of £18.50 psf with 3 
months’ rent free. 

 2,644 sq.ft on part 3rd floor was let to The Hertfordshire Mercury in February 2016 
on a 10 year lease with a 5 year break option and rent review at a headline rent of 
£17 psf with 6 months’ rent free. 

 
 
 

Foxholes Business Park 

6.5 Foxholes Business Park is 15 minutes’ walk from the town centre and Hertford 
East railway station and is immediately adjacent to the A414 and A10.  

6.6 Within the business park there are three main office developments; The Chase, 
Watermark Way and Harforde Court 

6.7 The Chase comprises nine modern self-contained, two storey office buildings 
totalling 51,500 sq.ft. For Hertford, the fit out specification is considered as 
superior and benefits from excellent parking ratios typically of 1:210 sq.ft.  The 
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first floor of Unit C2, comprising 1,872 sq.ft let in August 2016 at a rent of 
£17.50 psf. 

6.8 Watermark Way is a purpose built office development of four 2-storey brick 
built office buildings divided into 18 self-contained units of modern specification 
ranging from 2,000 – 5,000 sq.ft.   

6.9 Harforde Court comprises a high tech development of 15 units totalling 41,800 
sq.ft.  The buildings are two storey of steel portal frame construction with 
ground floor production/light production space and first floor offices.   

6.10 The units range in size from 1,500 to 3,500 sq.ft.  Brasier Freeth are currently 
marketing a terrace of four units available individually or combined, from 3,200 
sq.ft to 12,800 sq.ft. Following comprehensive refurbishment, we are quoting 
£15 psf on a gross internal area basis. 

6.11 The terrace of four units within Hartforde Court are still vacant after 12 months’ 
of proactive marketing. 

6.12 The most recent letting here was of Unit 5 Harforde Court in February 2017 at 
a rent of £17.50 psf. 

 
Bluecoats 
 

6.13 Bluecoats is a period courtyard development located on the eastern edge of 
the town centre, formerly a school, comprising eight striking detached Queen 
Anne period style buildings totalling 45,000 sq.ft.  The specification of the 
buildings range in quality and the space is predominantly cellular.   

6.14 Brasier Freeth have been marketing a suite on the ground floor of 3 Bluecoats 
since November 2016, without any substantive expressions of interest 
received. 

6.15 Due to the attractive nature of these buildings, two buildings have been 
successfully converted to residential. An additional building is in the process of 
being converted and a fourth building is expected to follow. 

Town Centre 

6.16 The remaining office stock within the town is indifferent in size and quality, 
comprising of a mix of office space above retail that typically is in suites of sub 
1,500 sq.ft, of a poor specification and with limited car parking.    

 
 
Mead Lane 

6.17 The most recent commercial development within the town is Centrus on Mead 
Lane. This development is predominantly an industrial/warehouse development 
with a terrace units which have been delivered to a higher specification, located 
at the front of the development.  In August 2016 a tenant sub-let first floor 
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offices comprising 2,073sq.ft at £14 psf. Unit 3 is currently available to let 
comprising 3,530 sq.ft.  

6.18 The only other offices within the Mead Lane area is Collier House, which lies 
adjacent to the eastern end of the site. Conbar House has been converted into 
residential accommodation.  

7.0 The Hertford Industrial Market (B1c, B2 and B8) 

7.1 The Hertford industrial market is largely similar to that of the office market in 
that it is heavily localised and predominently consists of small and medium 
sized businesses. 

7.2 Whilst Hertford is reasonably connected, business owners consider 
surrounding areas such as Harlow, Bishop’s Stortford, Stevenage and Welwyn 
Hatfield as superior locations due to major road network access. 

7.3 Due to industrial space within Hertford only catering for small and medium 
sized businesses, which are reliant on staff retention, there tends to be very 
little inward movement from other areas.  

7.4 Occupiers aren’t usually dependant on a highly skilled workforce, which allows 
them to be more footloose with where they locate. Whilst Hertford can offer a 
highly skilled local workforce, this will be overlooked in favour of locations 
without the constraints which Hertford is subject to.  

7.5 Businesses requiring industrial space will seek premises within locations 
served by a strategic road network, supporting operational activity and potential 
growth.  

7.6 Within Hertford, there are four principal industrial areas; the Mead Lane 
industrial area, Caxton Hill, Foxholes Business Park and Mimram 
Road/Warehams Lane. 

7.7 An availability schedule is in Appendix 5. The schedule indicates that there is 
over 79,500 sq.ft of industrial space available within the town  

7.8 According to our records, the total take up of industrial space in Hertford 
between August 2016 and August 2017 totalled 45,610 sq.ft.  

7.9 The majority of the take up was a single letting of the Azelis building of 37,695 
sq.ft. We would expect the annual average take up to be lower than this figure, 
with the take up for the year from August 2015 to August 2016 totalling 
approximately 18,500 sq.ft. 
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8.0 Industrial Space within Hertford  

Mead Lane Industrial Area  

8.1 The Mead Lane Industrial area is the largest concentration of industrial stock 
within Hertford and extends to Dicker Mill, north of the Lee Navigation.  

8.2 Mead Business Centre is a 25-unit estate totalling c. 95,000 sq.ft, comprising of 
terraces of steel portal framed buildings with eaves height of circa 6m clad in 
brick and profile metal, with allocated parking and loading aprons. 

8.3 Access is a fundamental issue for this area as there is only one point of access 
via a single narrow road.  

8.4 Brasier Freeth are currently marketing Units 1 & 2 Mead Business Centre, 
comprising 9,640 sq.ft of warehouse space with first floor office 
accommodation. This property has been on the market for 9 months without 
any offers received.  

8.5 There are currently 4 other units available within this area totalling c. 33,000 
sq.ft, detailed within the availability schedule in appendix 5. 

8.6 SOP International are one of the largest occupants on Mead Lane whom 
occupy 50,000 sq.ft of warehouse space. Should a tenant of this size wish to 
relocate or vacate the premises, a lengthy void period would be envisaged. 

8.7 Further east is the Mead Lane Industrial Estate on Merchant Drive, comprising 
21 industrial units totalling c. 130,000 sq.ft, of similar construction and quality to 
that of Mead Business Centre.   

 
Dicker Mill 
 

8.8 Dicker Mill is adjacent to the Mead Lane, comprises of 53 units totalling c. 
77,000 sq.ft and is occupied by a range of general industrial users including 
metal workshops and car repairs etc.  

8.9 Access to Dicker Mill is via Mill and Marshgate Drive along a narrow bridge 
over the Lee Navigation. The estate is of poor quality, comprising older units of 
concrete portal and brick clad construction with corrugated asbestos roofs. 

8.10 Dicker Mill is limited to smaller business occupiers due to the constrained 
access.  
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Foxholes Business Park  

8.11 Due to its immediate proximity to the A414 and A10, Foxholes Business Park is 
arguably the best-located employment area in Hertford.  

8.12 In comparison to the Mead Lane industrial area, the business park is more 
desirable to businesses, as the location is and quality of the business park is 
superior.  

8.13 The largest warehouses within Hertford are located on Foxholes Business 
Park, the Fishpools warehouse is c. 76,000 sq.ft and the Azelis Building is c. 
37,695 sq.ft.  

8.14 The low vacancy rates across the park and the ability to secure higher rents, is 
reflective of the desirability of the business park.  

8.15 Other industrial occupiers include Jewsons Builders Merchants and a terrace of 
four industrial units on John Tate Road.  

 
Caxton Hill Industrial Estate 

8.16 Caxton Hill Industrial Estate is adjacent to the Foxholes Business Park, 
consisting of circa 35 units. The estate is predominantly of poor quality units 
with low eaves, brick built with pitched roofs covered in corrugated asbestos.  

8.17 Whilst the units are predominantly of low quality, there is still demand for larger 
units with occupants such as Stephen Austin & Sons Ltd and Fluorocarbon, 
occupying industrial premises of 75,000 sq.ft and 65,000 sq.ft respectively.  

8.18 There are currently three vacancies on the estate totalling c. 30,000 sq.ft. 
 
Mimram Road  

8.19 Mimram Road is towards the western edge of the town accessed from 
Hertingfordbury Road (A414) bound by the railway line to the west.  The units 
are of similar quality, construction and age to that of Caxton Hill Industrial 
Estate with a varied mix of users including light industrial, motor trade and 
production.  There are approximately 15 units in total.  There are currently two 
vacancies each of approx. 1,500 sq.ft. 

 

9.0 Conclusion 

 
9.1   To our knowledge, there has been no speculative office development in 

Hertfordshire since 2008.  The only recent exception would be 30,000 sq.ft on 
Clarendon Road in Watford. Clarendon Road is arguably the best office location in 
the county, with rents of over £30 psf being achieved opposed to c. £18 psf in 
Hertford. 
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9.2   Due to the demand and the rental and capital values achievable in the open 

market for offices, we do not feel that speculative development would be viable 
within Hertford and furthermore within the Mead Lane Employment Area due to 
the unsuitability for offices in this location.  

 
9.3  The planning permission would need to allow for B8 storage and distribution as 

well as B1 light industrial and offices. 
 
9.4  Our agency experience informs us that the minimum specification typically required 

by industrial occupiers includes the following:- 
 

 6m minimum eaves height 
 Full height roller shutter door(s) or equivalent 
 Office content and staff facilities of approx. 10% 
 Sufficient loading access and circulation areas 
 3 phase electricity supply 
 Gas blower heaters or equivalent 
 Steel portal frame construction providing column free space 
 Allocated car parking spaces 
 Location convenient for major road networks   
 No hours of use restrictions     

           
 
9.5      Whilst we feel that a small unit industrial estate may be viable, due to 

considerable remediation costs and empty business rates liability during the void 
period, this would be a significant deterrent to a speculative development. 
 

9.6      We would stress that demand for such uses is volatile and at a relatively low 
level. As such, a prudent approach would be to look to pre-sell a good proportion 
of units prior to commencing construction.  
 

9.7      We would recommend that that no development is speculative but subject to 
market demand. It would therefore assist if the planning consent was flexible in 
allowing alternative employment uses.  
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10.0 Appendices 

 
10.1   Appendix 1 – Location Plan 
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10.2   Appendix 2 – Site Plan 
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10.3  Appendix 3 – Photographs  
 

 
View of smaller site from Mead Lane / Marshgate Drive frontage. 
 

 
Looking down Mead Lane towards Mead Business Centre. 
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Looking west on Mead Lane towards the smaller site. 

  

 
Looking east down the Lee Navigation from Marshgate Drive 
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View of smaller site from Marshgate Drive. 

 

 
Redrow development opposite smaller site on Mead lane. 


