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ABSTRACT 

THE PROVISION OF SMALL INDUSTRIAL PREMISES: 
A GEOGRAPHICAL PERSPECTIVE 

by 

Martin Perry 

This t h e s i s develops the argument t h a t I n d u s t r i a l Geography research 
could be strengthened and enriched by the use o f ideas c u r r e n t i n the 
study o f the S o c i a l Geography of housing. The a n a l y s i s o f accomm
odation supply and management, which has pr o v i d e d v a l u a b l e new i n s i g h t s 
i n t o r e s i d e n t i a l s t r u c t u r e , has so f a r no c o u n t e r p a r t i n I n d u s t r i a l 
Geography, and y e t the c o n s t r a i n t s imposed by p r o p e r t y a v a i l a b i l i t y 
o b viously f a s h i o n the prospectus from which l o c a t i o n a l choices must 
be made. 

This study t h e r e f o r e cxar-iines the s p a t i a l p a t t e r n o f p r o v i s i o n o f 
i n d u s t r i a l accommodation and the management and a l l o c a t i o n o f t h i s 
s t ock. I n p s i r t i c u l a r the work o f the main agencies which b u i l t small 
advance f a c t o r i e s (5,000 s q . f t . and below) i n England between 1976-1981 
i s exaunined: these are l o c a l a u t h o r i t i e s , New Towns, the Development 
Commission and En g l i s h Estates. I n t o t a l these o r g a n i s a t i o n s are 
estimated t o have su p p l i e d about t h r e e - q u a r t e r s o f new smal l i n d u s t r i a l 
premises b u i l t d u r i n g t h i s p e r i o d . The research a l s o examines p r i v a t e -
sector advance p r o v i s i o n and includes case s t u d i e s of f i v e p r i v a t e -
s e c t o r agencies. A survey o f the occupants o f 122 small advance 
f a c t o r i e s i n Cornwall shows t h a t the c h a r a c t e r o f tenants and est a t e s 
v a r i e s according t o the s i z e o f u n i t s and the e s t a t e management p o l i c i e s 
o f developers. The research c a l l s f o r a more e x p l i c i t concern w i t h 
p r o p e r t y p r o v i s i o n and management i n I n d u s t r i a l Geography and a recog
n i t i o n t h a t developers, f i n a n c i a l i n s t i t u t i o n s sind e s t a t e managers 
pl a y a key r o l e i n c o n t r o l l i n g the supply o f i n d u s t r i a l accommodation 
and i n shaping the i n d u s t r i a l landscape. 
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CHAPTER ONE: INTRODUCTION AND OBJECTIVES 

1.1 THE SCOPE OF THE STUDY 
S p a t i a l c o n t r a s t s i n the p r o v i s i o n and a v a i l a b i l i t y o f i n d u s t r i a l 

accommodation are a neglected theme w i t h i n I n d u s t r i a l Gee graphy. 
Geographers have tended t o view the e v o l v i n g economic landscape as 
the outcome o f f i r m s ' l o c a t i o n a l preferences which, i n t u r n , . r e f l e c t 
the changing demands o f the p r o d u c t i o n process. There has been l i t t l e 
c o n s i d e r a t i o n o f the c o n s t r a i n t s on i n d u s t r i a l i s t s ' d e c i s i o n s , 
p a r t i c u l a r l y i n respect o f t h e i r e s s e n t i a l requirement f o r p h y s i c a l 
space i n which t o operate. I f the s p a t i a l d i s t r i b u t i o n o f accommodation 
p r e c i s e l y r e f l e c t e d the demands o f i n d u s t r y , then t h i s omission would 
not be important. But the p a t t e r n o f accommodation supply and the 
workings o f the i n d u s t r i a l p r o p e r t y market mean t h a t t h e e f f e c t i v e 
l o c a t i o n choices open t o an i n d i v i d u a l f i r m a r e , a t any p o i n t i n time, 
constrained by the l i m i t e d number o f s u i t a b l e s i t e s and premises 
a c t u a l l y a v a i l a b l e f o r occupation. This p o i n t has long been recognised 
by p o l i c y makers who have used the b u i l d i n g o f advance f a c t o r i e s as 
a t o o l t o i n f l u e n c e l o c a t i o n d e c i s i o n s , b u t the supply o f pr o p e r t y 
has not achieved a s i m i l a r prominence i n the academic l i t e r a t u r e . 

This research seeks t o redress some o f the imbalance i n e x i s t i n g 
s t u d i e s through a close examination o f the p a t t e r n o f accommodation 
supply. The focus o f the study i s an i n v e s t i g a t i o n o f the magnitude, 
nature and s p a t i a l d i s t r i b u t i o n o f advance f a c t o r y p r o v i s i o n w i t h i n 
the context o f the o b j e c t i v e s o f the p r o v i d i n g agencies. C l o s e l y r e l a t e d 
t o t h i s thene i s the examination o f the management terms and a l l o c a t i o n 
procedures which determine the types o f business e l i g i b l e f o r the 
premises provided by each p a r t i c u l a r agency. Throughout, t h i s research 
concentrates on the p r o v i s i o n o f small advance f a c t o r i e s ( l e s s than 
5,000 s q . f t . ) as t h i s s e c t o r provides a p a r t i c u l a r l y f e r t i l e background 
on which t o t e s t these new ideas on i n d u s t r i a l l o c a t i o n . 

Small manufacturing f i r m s emerged i n the 1970s as a major focus 
of concern f o r Government p o l i c y . Indeed, i n terms o f j o b generation 
and through t h e i r p o s t u l a t e d r o l e i n f o s t e r i n g h e a l t h y and d i v e r s e 
l o c a l economies, some commentators ( f o r example, Bannock 1976) have 
viewed small business as a key t o economic r e v i v a l over the long run. 
By the mid-1980s, the claims made f o r the s m a l l - f i r m s s e c t o r had been 
tempered, both by academics ( L l o y d and Dicken 1982, Storey 1982, 
Rothwell and Zegveld 1982) and by p o l i c y makers (V/est Midlands County 
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Council 1982; Greater London Council 1983): nonetheless, employment 
promotion s t r a t e g i e s have maintained a s t r o n g emphasis on small 
business. 

A p r i n c i p a l outcome of the p o l i c y focus on s m a l l business has 
been the i n c r e a s i n g number o f agencies ( p u b l i c and p r i v a t e ) which are 
now p r o v i d i n g small f a c t o r y premises i n what has p r e v i o u s l y been a 
neglected market. There has developed very r a p i d l y a complex p a t t e r n 
o f accommodation supply, whose geogra p h i c a l c h a r a c t e r i s t i c s have not 
y e t been widely explored. 

Indeed the argument developed i n t h i s t h e s i s i s t h a t the demand 
or choice p e r s p e c t i v e which has dominated l o c a t i o n a l research (on both 
small and l a r g e businesses) has undervalued the importance o f accomm
odati o n a v a i l a b i l i t y and hence has neg l e c t e d the processes by v/hlch 
the supply o f a v a i l a b l e d e s t i n a t i o n s i s c o n t r o l l e d through the workings 
o f the p r o p e r t y market. Whereas "the new urban s o c i o l o g y " (Harloe 
1978) i n f l u e n c e d geographers s t u d y i n g the housing market t o t u r n t h e i r 
a t t e n t i o n away from i n d i v i d u a l households t o the study o f the processes 
by which houses are b u i l t and a l l o c a t e d , a s i m i l a r r e v e r s a l has not 
y e t a f f e c t e d I n d u s t r i a l Georgraphy. 

An important p a r t o f the academic c o n t e x t o f t h i s research i s , 
t h e r e f o r e , t h i s c o n t r a s t i n the research methodologies o f S o c i a l and 
I n d u s t r i a l Geography. The argument p u t forwcU^d i s t h a t e x p l a n a t i o n s 
o f I n d u s t r i a l l o c a t i o n r e q u i r e an understanding o f the workings o f 
the p r o p e r t y market and t h a t the supply o f a v a i l a b l e p r o p e r t i e s can 
act as an Important c o n s t r a i n t on the search f o r premises p a r t i c u l a r l y 
i n the small-business s e c t o r . Property f o r s m a l l f i r m s has been i n 
s h o r t supply as most small businesses cannot a f f o r d t o b u i l d t h e i r 
own premises and p r i v a t e s p e c u l a t i v e developers have not looked 
favourably on t h i s s e c t o r . There a r e , o f course, e x i s t i n g s t u d i e s 
such as those by N o r c l i f f e (1975) and Falk (1980) which r e f e r to 
property cost and a v a i l a b i l i t y as i m p o r t a n t I n f l u e n c e s on I n d u s t r i a l 
l o c a t i o n d e c i s i o n s but these f a l l f a r s h o r t o f a wider understanding 
o f how the p r o p e r t y market i n f l u e n c e s the s p a t i a l dimensions o f 
i n d u s t r i a l development. 

This study takes the form o f an examination o f the p r i n c i p a l 
s u p p l i e r s o f s p e c u l a t i v e s m a l l - f a c t o r y accommodation i n England. The 
work undertaken provides a d e t a i l e d d i s c u s s i o n o f the geography and 
management o f recent p u b l i c - s e c t o r p r o v i s i o n . The emphasis i s on p u b l i c 
developers as t h e i r a c t i v i t i e s f a r outweigh those o f the p r i v a t e s e c t o r 
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i n the p e r i o d covered by the research (1976-1981). The data c o l l e c t e d 
f o r t h i s t h e s i s are d e r i v e d from a q u e s t i o n n a i r e survey o f English 
l o c a l a u t h o r i t i e s and New Tov/ns and from the e s t a t e s records and annual 
r e p o r t s o f English Estates and the Development Commission. A more 
l i m i t e d review o f p r i v a t e - s e c t o r p r o v i s i o n a l s o forms p a r t o f the 
research and includes case s t u d i e s o f f i v e agencies, v;hich have invested 
i n and/or developed small s p e c u l a t i v e f a c t o r i e s . 

This t h e s i s i s , t h e r e f o r e , about p r o p e r t y supply and about how 
concepts and approaches derived from the study o f r e s i d e n t i a l p r o p e r t y 
markets can be used t o e x p l a i n the p a t t e r n o f i n d u s t r i a l l o c a t i o n , 
p a r t i c u l a r l y w i t h respect t o s m a l l businesses f o r which p r o p e r t y 
c o n s i d e r a t i o n s are c r u c i a l . The opening chapter seeks t o provide an 
a p p r o p r i a t e foundation and c o n t e x t f o r t h i s work. I t begins w i t h a 
review o f dominant perspectives i n I n d u s t r i a l and S o c i a l Geography 
and includes an examination o f the development o f modern i n d u s t r i a l 
l o c a t i o n t heory. This body o f l i t e r a t u r e i s then c o n t r a s t e d w i t h recent 
advances i n the study o f r e s i d e n t i a l p a t t e r n s . The main conclusion 
o f t h i s comparison i s t h a t a property-market approach t o i n d u s t r i a l 
l o c a t i o n i s most r e l e v a n t t o the small-business s e c t o r . The chapter, 
t h e r e f o r e , goes on to provide some basic i n f o r m a t i o n about small 
businesses i n terms o f t h e i r s a l i e n t c h a r a c t e r i s t i c s , employment and 
f i n a n c i n g . Recent p u b l i c p o l i c y i n i t i a t i v e s aimed a t s m a l l f i r m s are 
also reviewed. F i n a l l y , the chapter closes by o u t l i n i n g the content 
and o b j e c t i v e s o f the research programme. 

1.2 INDUSTRIAL GEOGRAPHY 
The o r i g i n o f modern i n d u s t r i a l l o c a t i o n t h e o r y i s c l o s e l y 

r e l a t e d t o Economics and p e u ^ t i c u l a r l y n e o - c l a s s i c a l Economics. V/eber, 
the accepted founding f a t h e r o f i n d u s t r i a l l o c a t i o n s t u d i e s , observed 
t h a t manufacturing p l a n t s w i l l l o c a t e a t the p o i n t where t r a n s p o r t 
costs are minimised (V/eber 1909). But t h i s s t r o n g focus on the costs 
o f t r a n s p o r t a t i o n and the assumption i n V/eber's t h e o r y t h a t demand 
f o r the f i r m s ' product was u n a f f e c t e d by i t s l o c a t i o n were d i f f i c u l t 
t o accept. I s a r d (1956) extended V^eber's basic p r o p o s i t i o n by 
i n c o r p o r a t i n g i n t o i t . a s u b s t i t u t i o n a n a l y s i s which allowed the 
modelling o f more than one resource i n p u t . However, b o t h approaches 
faced more fundamental problems when the assumption o f p e r f e c t 
c o m p e t i t i o n , w i t h l a r g e numbers o f s m a l l independent producers, beca-ne 
more d i f f i c u l t t o s u s t a i n due t o the i n c r e a s i n g importance o f monopoly 
c a p i t a l . The goals o f m o n o p o l i s t i c producers cannot be understood 
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e x c l u s i v e l y i n terms o f p r o f i t m a x i m i s a t i o n , but a r e a l s o r e l a t e d , 
f o r example, to s t r a t e g i e s to m a i n t a i n market s h a r e s . Moreover, modern 
communications mean t h a t v a r i a t i o n s i n t r a n s p o r t c o s t s a r e no longer 
so s i g n i f i c a n t . F r u s t r a t i o n w i t h n e o - c l a s s i c a l t heory l e d s t u d e n t s 
o f i n d u s t r i a l l o c a t i o n to draw on o t h e r t r a d i t i o n s , i n s i d e and o u t s i d e 
Economics, i n s e a r c h o f e x p l a n a t i o n s f o r p a t t e r n s on the ground t h a t 
were i n c o n s i s t e n t w i t h c l a s s i c a l p r e s c r i p t i o n s . 

Of the new l i n e s o f thought t h a t have developed s i n c e the 1960s, 
the b e h a v i o u r a l p e r s p e c t i v e has been p a r t i c u l a r l y i n f l u e n t i a l . 
B e h a v i o u r a l s t u d i e s focus on the f i r m ' s l o c a t i o n a l g o a l s , s e a r c h methods 
and i n f o r m a t i o n s o u r c e s as w e l l as the a c t u a l s e l e c t i o n o r d e c i s i o n -
t a k i n g procedure. I n d u s t r i a l l o c a t i o n s t u d i e s have not, however, become 
e n t i r e l y bound by b e h a v i o u r a l c o n s i d e r a t i o n s and Keeble (1977) has 
d i s t i n g u i s h e d between t h r e e s i g n i f i c a n t themes i n contemporary 
I n d u s t r i a l Geography. These a r e n e o - c l a s s i c a l t h e o r y , b e h a v i o u r a l 
a n a l y s i s and e m p i r i c a l s t a t i s t i c a l a n a l y s i s and m o d e l l i n g . 

Of the f i r s t Keeble s t a t e d : 

"...one of the most i n t e r e s t i n g c o n c l u s i o n s e v i d e n t from any review 
of the r e c e n t l i t e r a t u r e i s how l i m i t e d i s c u r r e n t g e o g r a p h i c a l 
r e s e a r c h based on n e o - c l a s s i c a l i n d u s t r i a l l o c a t i o n t h e o r y . " 

Nonetheless, a fev; examples o f work i n t h i s t r a d i t i o n can s t i l l be 
found. Smith (1970) put forward the i d e a o f "the s p a t i a l margins to 
p r o f i t a b i l i t y " . The margins are the p o i n t s i n space where t o t a l c o s t s 
a r e equal to t o t a l revenue- O u t s i d e the margins p r o d u c t i o n i s not 
p r o f i t a b l e : w i t h i n them, the f i r m can l o c a t e anywhere, the a c t u a l 
c h o i c e being i n f l u e n c e d by the d e c i s i o n - m a k e r ' s g o a l s and i n f o r m a t i o n 
l e v e l s . T h i s concept c o n t i n u e s t o a t t r a c t academic a t t e n t i o n and 
Chalmers and Beckhelm (1976), f o r example, have attempted to s t a t i s t 
i c a l l y model l o c a t i o n p a t t e r n s w i t h i n the margins o f p r o f i t a b l e 
p r o d u c t i o n . 

B e h a v i o u r a l s t u d i e s , by c o n t r a s t , a r e more numerous cind v/orthy 
o f more d e t a i l e d c o n s i d e r a t i o n . Townroe ( 1 9 7 9 ) , one o f the l e a d i n g 
exponents of b e h a v i o u r a l s t u d i e s i n I n d u s t r i a l Geography, has 
i d e n t i f i e d four s t r a n d s w i t h i n the s t u d y o f the l o c a t i o n p r o c e s s . 
The f i r s t s t r a n d examines the g o a l s o f f i r m s ' l o c a t i o n d e c i s i o n s and 
the e x t e n t to v/hich they a r e maximised. S t u d i e s w i t h i n t h i s theme 
have emphasised the importance o f n o n - p r o f i t g o a l s such a s the growth 
of s a l e s and s h a r e of the market, long-run s u r v i v a l , p r e s t i g e and 
p s y c h i c income ( i . e . s o c i a l , e n vironmental and o t h e r non-pecuniary 
s a t i s f a c t i o n s ) . 
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The second element i n v o l v e s the study o f l o c a t i o n a l d e c i s i o n - m a k i n g 
procedures, t y p i c a l l y based on s u r v e y s o f r e c e n t l y moved p l a n t s . 
Townroe (1971), f o r example, examined f i r m s i n the Viest Midlands a r e a . 
He made a comprehensive a n a l y s i s o f t h e i r d e c i s i o n - m a k i n g p r o c e s s , 
beginning with the d e c i s i o n to move or t o e s t a b l i s h a bramch p l a n t , 
and ending wi t h the post-move assessment o f the s e l e c t i o n made, T h i s , 
and s i m i l a r s u r v e y s ( f o r example, Vialker 1971 and Cooper 1975) have 
drawn a t t e n t i o n to the problems o f u n c e r t a i n t y which b e s e t l o c a t i o n a l 
d ecision-makers and which tend to induce c o n s e r v a t i v e l o c a t i o n c h o i c e s . 

A t h i r d s t r a n d w i t h i n b e h a v i o u r a l s t u d i e s has examined the 
i n f o r m a t i o n base on which l o c a t i o n d e c i s i o n s a r e made. De c i s i o n - m a k e r s 
are seen as p o s s e s s i n g both l i m i t e d knowledge and l i m i t e d power to 
use such knowledge. Consequently s e a r c h b e h a v i o u r i s seen a s satisft'cing 
i n c h a r a c t e r , meaning t h a t i t i s concerned w i t h the d i s c o v e r y and 
s e l e c t i o n of s a t i s f a c t o r y r a t h e r than o p t i m a l s t r a t e g i e s . One d i r e c t 
i m p l i c a t i o n f o r p o l i c y making i s t h a t the p r o v i s i o n by Government of 
l o c a t i o n a l i n f o r m a t i o n c o u l d h e l p s t e e r f i r m s towards the Government's 
p r e f e r r e d a r e a s . Green ( 1 9 7 7 ) , i n a s t u d y o f i n d u s t r i a l i s t s ' i n f o r m a t i o n 
l e v e l s of r e g i o n a l i n c e n t i v e s , found widespread m i s u n d e r s t a n d i n g and 
suggested t h a t b e t t e r r e l o c a t i o n c o u n s e l l i n g from Government was c a l l e d 
f o r , e s p e c i a l l y f o r s m a l l f i r m s . 

F i n a l l y , Townroe i d e n t i f i e d s t u d i e s o f the c o r p o r a t e s t r a t e g i e s 
of m u l t i - p l a n t f i r m s as a f u r t h e r important s t ^ d w i t h i n b e h a v i o u r i s t 
approaches. C o n t r a s t s betv/een i n d u s t r i a l p l a n t s , t h e i r markets and 
s o u r c e s , f o r long regarded as p r o v i d i n g a r a t i o n a l e f o r the s p a t i a l 
s t r u c t u r e of manufacturing, have been shovm to be i n f l u e n c e d not only 
by d i s t a n c e and i t s a s s o c i a t e d c o s t s , but a l s o by p a t t e r n s o f company 
o r g a n i s a t i o n . McDermott (1 9 7 6 ) , f o r example, found t h a t membership 
of a m u l t i - p l a n t group tends to be a s s o c i a t e d v/ith h i g h e r l e v e l s of 
n o n - l o c a l s a l e s . 

A f t e r n e o - c l a s s i c a l models and b e h a v i o u r i s m , the t h i r d p r i n c i p a l 
r e s e a r c h a r e a i d e n t i f i e d by Keeble (1977) v/as e m p i r i c a l s t a t i s t i c 
a n a l y s i s v/hich, i n h i s view, r i v a l l e d b e h a v i o u r a l i n v e s t i g a t i o n as 
the s i n g l e most common c u r r e n t approach to r e s e a r c h i n I n d u s t r i a l 
Geography. Within t h i s s t a t i s t i c a l approach t h r e e main tends emerged 
during the 1970s. One approach f o c u s e s on l o c a t i o n a l change i n c l u d i n g , 
f o r example, the r e g r e s s i o n - b a s e d a n a l y s e s o f m a n u f a c t u r i n g movements 
i n B r i t a i n (Sant 1975, Keeble 1976). A second approach i s t o i n v e s t i g a t e 
the c o s t s f a c i n g f i r m s i n d i f f e r e n t l o c a t i o n s s o a s t o determine which 
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p l a c e s a r e more p r o f i t a b l e f o r m a n u f a c t u r i n g p r o d u c t i o n (Moore and 
Rhodes 1980, L e v e r 1981), The t h i r d a r e a o f i n v e s t i g a t i o n which has 
r e c e n t l y a c h i e v e d p a r t i c u l a r prominence i s components of change 
a n a l y s i s . T h i s measures the c o n t r i b u t i o n o f b u s i n e s s openings, c l o s u r e s , 
expansions and c o n t r a c t i o n s so t h a t the component(s) c o n t r i b u t i n g most 
to en^ploynent changes i n any l o c a t i o n can be i d e n t i f i e d and i n v e s t i g a t e d 
f u r t h e r . T h i s type of i n v e s t i g a t i o n has been much used i n r e s e a r c h 
on unemployment d e c l i n e i n the i n n e r c i t i e s ( D ennis 1978, L l o y d 1980). 

For the purposes o f t h i s t h e s i s the components o f change method
ology i s o f p a r t i c u l a r i n t e r e s t i n t h a t i n examining l o c a l and r e g i o n a l 
economies i t s e e k s to p l a c e i n d i v i d u a l f i r m s ' economic performances 
and l o c a t i o n a l chemges v / i t h i n a w i d e r framework. i l a s s e y (1978) has 
a l s o argued t h a t l o c a t i o n a l b e h a v i o u r cannot be d i v o r c e d from broader 
economic p r e s s u r e s and t e c h n o l o g i c a l developments. F u r t h e r work by 
North (1981) i n a study of i n d u s t r i a l change i n London h a s u n d e r l i n e d 
the view t h a t e x p l a n a t i o n s of l o c a l economic t r e n d s must e n t a i l an 
u n d e r s t a n d i n g o f s e c t o r a l c o n d i t i o n s a t n a t i o n a l and even i n t e r - n a t i o n a l 
l e v e l s . 

C r i t i c i s m of " p o s i t i v i s t i c q u a n t i t a t i v e geography" h a s a l s o been 
forthcoming from Sayer (1982) who s t a t e s : 

"The t r a d i t i o n a l h a b i t o f a n a l y s i n g i n d u s t r i a l l o c a t i o n s e p a r a t e l y 
from l o c a t i o n d e c i s i o n s (whether they i n v o l v e d moves or d e c i s i o n s 
to l o c a t e f u r t h e r c a p i t a l i n s i t u ) presuppose i n v e s t m e n t d e c i s i o n s 
(or d i s i n v e s t m e n t d e c i s i o n s ) and s i n c e the d e t e r m i n a n t s o f t h e s e 
l i e i n the economy o u t s i d e the f i r m , the l a t t e r cannot be ignored". 

But Sayer has v/arned a g a i n s t the adoption o f s i m p l i s t i c s t r u c t u r a l 
models. V / h i l s t a g r e e i n g t h a t b e h a v i o u r a l s t u d i e s have o v e r l o o k e d the 
f a c t t h a t people do not j u s t a c t as they p l e a s e , i n c o n d i t i o n s o f t h e i r 
0'->m choosing, Sayer f e e l s t h a t t h e r e e x i s t i m portant p r o c e s s e s which 
mediate between the wider s t r u c t u r e and the p a r t i c u l a r o r g a n i s a t i o n . 
The e x a c t nature of these p r o c e s s e s has, however, s t i l l t o be o u t l i n e d . 

Modern I n d u s t r i a l Geographers a r e , t h e r e f o r e , e x p r e s s i n g the view 
t h a t the focus of a t t e n t i o n s h o u l d move away from i n d i v i d u a l f i r m s 
to an understanding of the economic c o n t e x t w i t h i n which they o p e r a t e . 
So f a r t h i s new approach has emphasised the importance of economic 
c o n d i t i o n s a t the n a t i o n a l and i n t e r n a t i o n a l l e v e l s (Massey 1978, 
1979, 1980). But t h i s v/ork n e g l e c t s a key element i n the f i r m s ' e x t e r n a l 
environment, namely the p r o p e r t y market w i t h i n v;hich l o c a t i o n s e a r c h e s 
a r e c o n d i t i o n e d and s e l e c t i o n s made. I t i s assumed, i m p l i c i t l y a t 
l e a s t , t h a t the supply o f p r o p e r t y i s a p e r f e c t r e s p o n s e t o the needs 
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o f i n d u s t r y . I n p r a c t i c e , hov/ever, time l a g s , the i n h e r i t e d s t o c k 
o f o l d accommodation, p l a n n i n g c o n t r o l s , f i n a n c i a l and i n s t i t u t i o n a l 
c o n s t r a i n t s and the i n a b i l i t y o f s p e c u l a t i v e b u i l d e r s to p r e d i c t 
p r e c i s e l y f u t u r e needs make i t i n e v i t a b l e t h a t t h e r e i s a c o n s i d e r a b l e 
mismatch betv;een supply and demand. S e v e r a l s u r v e y s have, f o r example, 
r e v e a l e d a high l e v e l o f d i s s a t i s f a c t i o n w i t h s i t e s and premises 
(Keeble 1968. Dennis 1978. Lei g h and North 1983). 

I n developing t h i s property-market p e r s p e c t i v e on i n d u s t r i a l 
l o c a t i o n the next s e c t i o n c o n s i d e r s r e c e n t advances i n the geography 
of housing. I t i s c l e a r t h a t s t u d i e s o f the s p a t i a l d e c i s i o n s of house
holds a r e f a r more advanced than those i n I n d u s t r i a l Geography i n terms 
o f an understanding of the c o n s t r a i n t s imposed upon d e c i s i o n c h o i c e s 
by the o p e r a t i o n of the property market and by the v a r i o u s i n s t i t u t i o n s 
c o n t r o l l i n g accommodation p r o v i s i o n . The r e v i e w o f the s o c i a l geography 
of housing i n d i c a t e s a r i c h area o f c o n c e p t s , t h e o r i e s and r e s e a r c h 
s t r a t e g i e s as y e t l a r g e l y untapped by I n d u s t r i a l Geographers. 

1.3 SOCIAL GEOGRAPHY Am THE STUDY OF IDiPUSTRIAL LOCATION 
I n d u s t r i a l and S o c i a l Geography a r e both concerned w i t h the s p a t i a l 

o r g a n i s a t i o n o f s o c i e t y , p r i n c i p a l l y i n terms o f f i r m s and households, 
y e t to date i t has not been f u l l y a p p r e c i a t e d t h a t t h i s broad s i m i l a r i t y 
of purpose o f f e r s o p p o r t u n i t i e s f o r a c o n s i d e r a b l e s h a r i n g o f concepts 
and approaches. There a r e , of c o u r s e , i m p o r t a n t d i f f e r e n c e s betv;een 
f i r m s and households i n t h e i r s i z e , f u n c t i o n and l o c a t i o n a l needs, 
and no attempt i s made here t o embrace the v;hole o f S o c i a l and 
I n d u s t r i a l Geography i n a u n i f i e d c o n c e p t u a l framev;ork ( f o r a broader 
d i s c u s s i o n of these i s s u e s see C h a l k l e y and P e r r y 1982). T h i s r e v i e w 
i s more modest, c o n c e n t r a t i n g on i d e a s v/hich stem from r e s e a r c h i n t o 
the r e s i d e n t i a l property market and a p p l y i n g t h e s e i d e a s to i n d u s t r i a l 
a c t i v i t y . The study of r e s i d e n t i a l s t r u c t u r e has been approached from 
a v a r i e t y of p e r s p e c t i v e s ( B a s s e t t and S h o r t 1980) i n c l u d i n g t r a d i t i o n a l 
e c o l o g i c a l models (Park e t a l 1925), b e h a v i o u r i s m ( C l e r k and Gleave 
1973) and i d e a s based on the r o l e o f ho u s i n g i n s t i t u t i o n s and s o c i a l 
c o n f l i c t i n c a p i t a l i s t s o c i e t i e s (Harvey 1977, Cox 1978). 

Behaviourism, as a p p l i e d to s t u d i e s o f ho u s i n g c h o i c e , was i n 
e a r l y phases r e s p o n s i b l e f o r the development o f a range of concepts 
such as " a s p i r a t i o n l e v e l s " , " s u b j e c t i v e l y determined t h r e s h o l d s " , 
"bounded r a t i o n a l i t y " and " p l a c e u t i l i t y " . Thus, when c o n s i d e r i n g 
b e h a v i o u r a l a s p e c t s o f the d e c i s i o n to m i g r a t e , the s t a r t i n g p o i n t 
was an i n t e n d e d l y r a t i o n a l man who sought to d i f f e r e n t i a t e betv;een 
a l t e r n a t i v e c o u r s e s of a c t i o n a c c o r d i n g t o t h e i r expected u t i l i t y . 
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For each i n d i v i d u a l t h e r e was assumed to be an a s p i r a t i o n l e v e l which 
f u n c t i o n e d as an e v a l u a t i v e mechanism f o r d i s t i n g u i s h i n g between s a t i s 
f a c t o r y and u n s a t i s f a c t o r y housing v a c a n c i e s . The outcome of t h i s 
type of approach was a l a r g e number o f s t u d i e s which emphasised 
i n d i v i d u a l c h o i c e as the most important v a r i a b l e d e t e r m i n i n g change 
i n the r e s i d e n t i a l p a t t e r n s . Geographers s e t out to c o l l e c t e m p i r i c a l 
data to i d e n t i f y the p r i n c i p a l s t a g e s i n consumer d e c i s i o n - m a k i n g and 
sought to a s s e s s how th e s e d e c i s i o n s v a r i e d w i t h household c h a r a c t e r 
i s t i c s , time and p l a c e (VJolpert 1965, Brov/n and Moore 1970; Michelson 
1977). 

I t v;as the r i s e o f the new Urban S o c i o l o g y and p a r t i c u l a r l y the 
study o f the housing market i n i n n e r Birmingham by Rex and Moore (1967) 
which marked the beginning of a debate v/hich has r a d i c a l l y a l t e r e d 
the focus of r e s i d e n t i a l r e s e a r c h i n Geography. The work of Rex and 
Koore brought to the f o r e f r o n t a concern w i t h the d i s t r i b u t i o n o f pov/er 
i n the c i t y , w i t h the c o n t r o l o f a c c e s s t o s c a r c e urban r e s o u r c e s and 
hence w i t h the a c t i o n s of the managers o f the p r o c e s s o f housing 
a l l o c a t i o n . 

The concern with q u e s t i o n s o f a v a i l a b i l i t y and e l i g i b i l i t y i s 
i l l u s t r a t e d by r e s e a r c h on the r o l e o f e s t a t e a g e n t s ( V / i l l i a m s 1976) 
and on the a l l o c a t i o n of C o u n c i l h o u s i n g (Gray 1 9 7 6 ) . T h i s new 
i n s t i t u t i o n a l emphasis, some o f i t M a r x i s t (Harvey 1977, B a s s e t t and 
Short 1980) i s based on the argument t h a t human s p a t i a l b ehaviour cannot 
be e x p l a i n e d by r e f e r e n c e to g o a l s and p r e f e r e n c e s a l o n e s i n c e t h e s e 
can only be r e a l i s e d i f r e s o u r c e s and o p p o r t u n i t i e s p e r m i t . Gray (1975) 
f o r example, argues t h a t : 

"V.'e need to understand t h a t the ho u s i n g market p r o c e s s can on l y 
be understood as p a r t of the n a t i o n a l a l l o c a t i o n o f r e s o u r c e s , 
and not as the outcome of demand from i n d i v i d u a l household u n i t s . " 
Household c h o i c e s a r e , t h e r e f o r e , c o n d i t i o n e d and c o n t r o l l e d by 

the i n s t i t u t i o n a l f o r c e s which shape t h e h o u s i n g market. Moreover, 
the supply o f a v a i l a b l e accommodation i s f a r from a p e r f e c t response 
to the p a t t e r n o f demand. VJ i l l i a m s ( 1 9 7 6 ) , f o r example, has shown 
th a t the p o l i c i e s of f i n a n c i a l a g e n c i e s have worked to prevent many 
of the occupants o f p r i v a t e r e n t e d accommodation from g a i n i n g c o n t r o l 
of t h e i r own accommodation. Moreover, he o b s e r v e d t h a t Government 
a c t i o n w i t h re g a r d to r e n t c o n t r o l has e x a c e r b a t e d the v u l n e r a b i l i t y 
of t e n a n t s i n the p r i v a t e r e n t e d s e c t o r . More g e n e r a l l y . Bourne (1976) 
suggests t h a t a l l the v a r i o u s i n s t i t u t i o n a l groups i n the housing market 
pursue p o l i c i e s which b e s t s e r v e t h e i r own i n t e r e s t s r a t h e r than 
s a t i s f y i n g the a s p i r a t i o n s o f t h e i r c l i e n t s . These a g e n c i e s i n c l u d e 
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b u i l d i n g s o c i e t i e s , banks, e s t a t e a g e n t s , p r o p e r t y d e v e l o p e r s , i n s u r a n c e 
companies, p l a n n e r s and a l l l e v e l s o f Government, 

Pahl (1975) r e f e r s to t h e s e k i n d s o f groups as "urban managers" 
and t h i s m a n a g e r i a l i s t p e r s p e c t i v e has g a t h e r e d c o n s i d e r a b l e academic 
momentum i n r e c e n t y e a r s , Norman (1975) has d i s t i n g u i s h e d between 
e a r l y managerialism which focused upon the s p e c i f i c a c t i o n s o f 
p a r t i c u l a r a g e n c i e s and more r e c e n t forms o f msinagerialism "from v/hich 
emerges a f a r more e x p l i c i t concern w i t h power r e l a t i o n s , the n a t u r e 
o f c i t i e s and t h e i r s o c i a l and economic s t r u c t u r e . " The c o m p e t i t i o n 
f o r housing i s i n c r e a s i n g l y viewed a s one element i n a much w i d e r 
c o n f l i c t between s o c i a l groups over s c a r c e r e s o u r c e s and an e x p r e s s i o n 
o f the d i s t r i b u t i o n o f w e a l t h and power i n s o c i e t y (Lambert e t a l 1978). 
Thus the adoption of a property-market p e r s p e c t i v e has not o n l y provided 
a b e t t e r u nderstanding o f r e s i d e n t i a l p a t t e r n s but h a s a l s o been the 
source o f a r a d i c a l i n f u s i o n o f new i d e a s i n t o S o c i a l Geography. 

That I n d u s t r i a l Geographers have g e n e r a l l y f a i l e d to e x p l o r e 
q u e s t i o n s of p r o p e r t y supply may be e x p l a i n e d by the view t h a t r e g a r d s 
i n d u s t r y as omnipotent and immune from i n f l u e n c e by l e s s e r c a p i t a l 
concerns or mediating a g e n c i e s . C e r t a i n l y d e c i s i o n - m a k i n g s t u d i e s 
(Tov/nroe 1971, Rees 1973, North 1974) have tended to f o c u s on m u l t i 
n a t i o n a l and v e r y l a r g e companies: t h e s e e n t e r p r i s e s i n s e e k i n g new 
s i t e s a r e not r e s t r i c t e d to the a v a i l a b l e s t o c k of e x i s t i n g premises 
as they have the r e s o u r c e s to purchase purpose-designed accommodation. 
I n a d d i t i o n , they may p o s s e s s p o l i t i c a l i n f l u e n c e , p a r t i c u l a r l y d u r i n g 
p e r i o d s of r e c e s s i o n , to overcome p l a n n i n g and land-use c o n s t r a i n t s . 
A l t e r n a t i v e l y , l a r g e i n d u s t r i a l groups may be seen a s the e q u i v a l e n t s 
of v/ealthiy households whose money and power e n a b l e s them to o b t a i n 
a t t r a c t i v e accommodation wi t h r e l a t i v e e a s e . However, the degree o f 
c h o i c e open to l a r g e f i r m s can be c i r c u m s c r i b e d by t h e i r needing l a r g e 
s i t e s . v;hich a r e l e s s numerous than s m a l l ones and by the d i f f i c u l t i e s 
of t r a n s f e r r i n g complex p l a n t i n s t a l l a t i o n s t o nev/ l o c a t i o n s : so the 
study o f the property-market can s t i l l be w orthwhile even i n the c a s e 
of wealthy c o r p o r a t i o n s . And f o r s m a l l f i r m s , o f c o u r s e , c h a r a c t e r i s e d 
by l i m i t e d f i n a n c i a l r e s o u r c e s and a low r e n t - p a y i n g c a p a c i t y , the 
c o n s t r a i n t s on the k i n d s o f p r o p e r t y they can o b t a i n w i l l g e n e r a l l y 
be a p p r e c i a b l y h i g h e r . 

U n t i l r e c e n t l y w i t h i n I n d u s t r i a l Geography, B a l e ' s work (1972, 
1974, 1977) on post-v/ar i n d u s t r i a l e s t a t e s and Slowe's study (1979) 
of advance f a c t o r i e s stood as the o n l y s u b s t a n t i a l and well-known 
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programmes o f r e s e a r c h which have c l e a r l y r e c o g n i s e d the importance 
o f examining the supply of p r e m i s e s . Boddy and B a r r e t t (1980) had 
a l s o provided some i n t e r e s t i n g f i n d i n g s on the terms and c o n d i t i o n s 
on which the p r i v a t e s e c t o r becomes i n v o l v e d i n i n d u s t r i a l p r o p e r t y , 
but o t h e r w i s e the e x i s t i n g l i t e r a t u r e was l i m i t e d to s u r v e y s o f the 
"why d i d you come h e r e " v a r i e t y . These s u r v e y s ( f o r example, Katona 
and Morgan 1951, Ruddy and Smith 1951, Logan 1970) i n d i c a t e that,between 
5% and 50^ o f f i r m s c o n s i d e r e d p r o p e r t y a v a i l a b i l i t y was a key i n f l u e n c e 
on t h e i r l o c a t i o n d e c i s i o n but i t i s d i f f i c u l t to knov/ v;hat such f i g u r e s 
r e a l l y mean. V/hether or not the i n t e r v i e w e d e n t r e p r e n e u r s makes the 
obvious p o i n t t h a t they ( l i k e a l l o t h e r s u c h d e c i s i o n - m a k e r s ) had t o 
s e l e c t a s i t e which was a v a i l a b l e may v / e l l depend on the wording o f 
the s u r v e y q u e s t i o n , the i n d i v i d u a l ' s approach to e x p l a i n i n g t h e i r 
d e c i s i o n (v/hich may have been taken many y e a r s p r e v i o u s to the 
i n t e r v i e w ) , or even chance i n the c o u r s e o f the i n t e r v i e w c o n v e r s a t i o n . 

One might have expected academic departments o f l a n d and e s t a t e 
management to have produced s u b s t a n t i a l r e s e a r c h program.mes on the 
r o l e s of d i f f e r e n t agencies i n the p r o p e r t y market, but t h i s i s not 
so. The l i t e r a t u r e emanating from t h e s e departments i s almost e n t i r e l y 
l i m i t e d to g e n e r a l i n t r o d u c t o r y t e x t s (Green 1981, Cadman and A u s t i n -
Crov/e 1983) or d e a l s with f i n a n c i a l and l e g a l a s p e c t s o f p r o p e r t y 
p r o v i s i o n (Cadman and C a t a l a n o 1982, S c a r r e t t 1983). One n o t a b l e 
exception however, i s the v/ork of CALUS (1979) on the t e c h n i c a l s u i t 
a b i l i t y o f nev; s p e c u l a t i v e l y b u i l t f a c t o r y u n i t s v;hich i n c l u d e s a 
d i s c u s s i o n o f the a g e n c i e s r e s p o n s i b l e f o r a d v a n c e - f a c t o r y p r o v i s i o n . 
I n a d d i t i o n , e s t a t e agents and d e v e l o p e r s have produced d e s c r i p t i v e 
a n a l y s e s o f market t r e n d s . But t h e s e s t u d i e s ( f o r example King and 
Co. 1976 onwards, H i l l i e r P a r k e r 1980 onwards) tend t o c o n c e n t r a t e 
on s h o r t - t e r m t r e n d s i n the p r o p e r t y market, o r on o t h e r a s p e c t s t h a t 
a r e p a r t i c u l a r l y r e l e v a n t to the d e c i s i o n - m a k i n g o f p r o p e r t y companies, 
such as r a t e s of r e t u r n on a l t e r n a t i v e i n v e s t m e n t s . 

S i n c e the r e s e a r c h f o r t h i s t h e s i s commenced, o t h e r s t u d i e s have 
begun to examine the p r o v i s i o n of i n d u s t r i a l p r e m i s e s i n more d e t a i l . 
VJork by the B u i l d i n g s Research Team (1980, 1981) has examined the 
c h a r a c t e r and s u i t a b i l i t y o f s m a l l a d v a n c e - f a c t o r y p r o v i s i o n i n tv;o 
r u r a l a r e a s : S h r o p s h i r e and the former County o f H e r e f o r d s h i r e . There 
have a l s o been l o c a l s t u d i e s o f the i n d u s t r i a l b u i l d i n g s t o c k i n 
Birmingham ( V U l l i a m s e t a l 1980) and the s u p p l y o f new i n d u s t r i a l 
premises i n the n o r t h e r n r e g i o n ( D a b i n e t t 1 9 8 2 ) . 
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More r e c e n t l y F o t h e r g i l l e t a l (1984) have i d e n t i f i e d p r o p e r t y 
a v a i l a b i l i t y as a major cause behind the u r b a n - r u r a l c o n t r a s t i n 
manufacturing employment change. T h i s work has proposed an e x p l a n a t i o n 
o f j o b l o s s e s and g a i n s which t a k e s a c c o u n t o f the supply o f land and 
b u i l d i n g s f o r i n d u s t r y , and n a t i o n a l t r e n d s i n output and technology. 
The essence o f the e x p l a n a t i o n i s t h a t a d e c l i n e i n employment d e n s i t y 
tends to o c c u r on e x i s t i n g f a c t o r y f l o o r s p a c e ( c o n c e n t r a t e d i n the 
c i t i e s ) and l e a d s to l a r g e job l o s s e s , v;hile v a r i a t i o n s i n the supply 
of a v a i l a b l e l a n d mean t h a t i n c r e a s e s i n the s t o c k o f f l o o r s p a c e a r e 
c o n c e n t r a t e d i n s m a l l tovms and r u r a l a r e a s . I n c i t i e s m a n u facturing 
employment f a l l s because d i f f i c u l t i e s i n a s s e m b l i n g s i t e s f o r new 
property and the l a c k o f space t o e x t e n d e x i s t i n g p r e m i s e s p r e c l u d e 
new accommodation p r o v i s i o n s u f f i c i e n t t o o f f s e t j o b l o s s e s . I n s m a l l 
tovms and r u r a l a r e a s job l o s s e s on e x i s t i n g f l o o r s p a c e a l s o occur 
but they a r e o f f s e t by new employment made a v a i l a b l e through i n c r e a s e s 
i n the p r o p e r t y s t o c k enabled by the p l e n t i f u l supply o f r e a d i l y -
developed s i t e s and the room f o r expansion o f e x i s t i n g p r e m i s e s . 

The work of F o t h e r g i l l e t a l (1984) i n d i c a t e s the marked s p a t i a l 
v a r i a t i o n s i n property supply and the importance o f r e a d i l y a v a i l a b l e 
s i t e s i n i n f l u e n c i n g the l o c a t i o n o f new m a n u f a c t u r i n g investment. 
T h e i r r e s e a r c h has, however, been based on n a t i o n a l aggregate data 
of f l o o r s p a c e and employment and h a s n o t c o n s i d e r e d the r o l e o f 
p a r t i c u l a r a g e n c i e s i n shaping the p a t t e r n o f p r o v i s i o n . A more d e t a i l e d 
e x p l a n a t i o n must take account of the workings o f the p r o p e r t y develop
ment i n d u s t r y as i t may be the c o n s e r v a t i s m o f d e v e l o p e r s and funding 
i n s t i t u t i o n s t h a t e x p l a i n s the under s u p p l y o f new p r o p e r t y i n congested 
urban environments, as w e l l as p h y s i c a l d i f f i c u l t i e s i n a s s e m b l i n g 
s i t e s . 

A f u r t h e r a s p e c t of the l o c a t i o n p r o c e s s so f a r i g n o r e d i s the 
way i n which " s i t e s s e l e c t b u s i n e s s e s " . Thus those f i r m s v;hich do 
f i n d a s u i t a b l e property may be p r e v e n t e d from o b t a i n i n g i t by e s t a t e 
management p r a c t i c e s designed t o e x c l u d e bad-neighbour, f i n a n c i a l l y 
r i s k y or o t h e r " u n d e s i r a b l e " t e n a n t s . Although a d m i s s i o n p o l i c i e s 
a r e a g e n e r a l f e a t u r e of the i n d u s t r i a l p r o p e r t y market, the r u l e s 
have been e s p e c i a l l y s t r i c t f o r s m a l l b u s i n e s s e s p r i n c i p a l l y because 
of the high f a i l u r e r a t e c h a r a c t e r i s t i c o f the s m a l l - f i r m s ' s e c t o r . 
Of c o u r s e , d u r i n g p e r i o d s of r e c e s s i o n i t i s l i k e l y t h a t s c r e e n i n g 
procedures w i l l be r e l a x e d r e f l e c t i n g the f a l l i n demand f o r p r o p e r t y , 
non e t h e l e s s d i f f e r e n c e s i n the d e t a i l and o b j e c t i v e s o f t e n a n t - s e l e c t i o n 
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p o l i c i e s remain. For example, whereas p r i v a t e d e v e l o p e r s look f o r 
t e n a n t s l i k e l y to y i e l d a s e c u r e and a t t r a c t i v e f i n a n c i a l r e t u r n , 
p u b l i c - s e c t o r developers a r e p r i n c i p a l l y concerned w i t h i n c r e a s i n g 
economic a c t i v i t y and employment. The degree of f i n a n c i a l v e t t i n g 
a l s o v a r i e s between d i f f e r e n t a g e n c i e s ( B u i l d i n g s R e s e a r c h Team 1980). 
These a d m i s s i o n procedures a r e , a t a v e r y broad l e v e l , comparable w i t h 
the e l i g i b i l i t y b a r r i e r s o p e r a t i v e i n the housing market. There a r e , 
o f c o u r s e , no d i r e c t e q u i v a l e n t s t o t h e C o u n c i l house w a i t i n g l i s t 
or to the p o i n t s system but as the c a s e study i n C h a p t e r E i g h t 
demonstrates e l i g i b i l i t y r u l e s and the f i n a n c i a l s c r e e n i n g o f a p p l i c a n t 
f i r m s c e r t a i n l y h e l p to decide "who g e t s v/hat and where". 

But i f most I n d u s t r i a l Geographers have n o n e t h e l e s s tended to 
n e g l e c t the r o l e of property i n i n f l u e n c i n g m a n u f a c t u r i n g l o c a t i o n , 
the same cannot be s a i d of Governments. Both a t r e g i o n a l and l o c a l 
l e v e l s , p l a n n i n g a g e n c i e s have used the c o n s t r u c t i o n o f advance 
f a c t o r i e s - f a c t o r i e s b u i l t s p e c u l a t i v e l y on b e h a l f of a Government 
agency i n the hope of f i n d i n g an occupant - t o e n t i c e i n d u s t r i a l i s t s 
to p a r t i c u l a r a r e a s . And c e r t a i n l y p l a c e s w i t h a s h o r t a g e o f a t t r a c t i v e 
i n d u s t r i a l accommodation see t h i s a s a major o b s t a c l e t o employment 
growth. S i m i l a r l y , i n the i n n e r - u r b a n a r e a s o f our major c o n u r b a t i o n s , 
the o b s o l e t e s t o c k of i n d u s t r i a l p r e m i s e s has been i d e n t i f i e d as one 
of the main reasons f o r the p a t t e r n o f economic d e c l i n e (Mcintosh and 
Keddie 1979, F o t h e r g i l l and Gudgin 1982). 

The new i n t e r e s t i n the i n n e r c i t i e s i s one o f s e v e r a l s i g n p o s t s 
p o i n t i n g to the need f o r a more e x p l i c i t and d e t a i l e d p r o p e r t y - m a r k e t 
dimension i n I n d u s t r i a l Geography. The new p r i o r i t y a f f o r d e d to s m a l l 
b u s i n e s s by p o l i c y makers, and p a r t i c u l a r l y the emphasis g i v e n t o 
property p r o v i s i o n as a means o f s t i m u l a t i n g new and s m a l l f i r m s i s 
a f u r t h e r s i g n p o s t . The s m a l l - b u s i n e s s s e c t o r would seem to o f f e r 
e s p e c i a l l y f e r t i l e ground f o r the development of a p r o p e r t y market 
approach to i n d u s t r i a l l o c a t i o n . Consequently, t h i s s t u d y f o c u s e s 
on the supply of premises to s m a l l f i r m s . To s e t t h i s work i n c o n t e x t , 
the next s e c t i o n d i s c u s s e s the geography o f s m a l l - b u s i n e s s a c t i v i t y 
and the prominence of s m a l l f i r m s i n p u b l i c p o l i c y i n i t i a t i v e s . 

1.4 THE SMALL-BUSIMESS SECTOR 

During the 1960s, p o l i t i c i a n s and economists tended to view s m a l l 
f i r m s as an outdated form o f economic o r g a n i s a t i o n : i t seemed t h a t 
the needs of a modern economy r e q u i r e d complex t e c h n o l o g i c a l p r o c e s s e s 
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and l a r g e u n i t s o f prod u c t i o n ( L l o y d 1 9 8 0 ) . As s m a l l f i r m s were 
c o n s i d e r e d i n a p p r o p r i a t e to advanced t e c h n o l o g i c a l systems they v;ere 
even regarded as an o b s t a c l e t o growth. But i f the 1960s were a decade 
o f b e l i e f i n l a r g e - s c a l e p r o d u c t i o n , t h e 1970s w i t n e s s e d t h e r e h a b i l i 
t a t i o n o f the p r i v a t e s m a l l f i r m i n terms o f t h e i r p e r c e i v e d r o l e i n 
s t i m u l a t i n g i n n o v a t i o n , c r e a t i n g v;ealth and g e n e r a t i n g employment. 

The B o l t o n Committee of I n q u i r y on s m a l l f i r m s ( 1 9 7 1 ) began the 
r e v i v a l o f i n t e r e s t i n t h i s s e c t o r . I n v/orking tov/ards a d e f i n i t i o n 
of a " s m a l l " e n t e r p r i s e i t h i g h l i g h t e d the importance o f t h r e e c r i t e r i a : 
o\ia^er-management, a l e v e l o f output too s m a l l to i n f l u e n c e market 
p r i c e s , and an absence of o u t s i d e c o n t r o l i n decision-mal<ing ( t h e u n i t 
should be independent and not form p a r t o f a l a r g e r o r g a n i s a t i o n ) . 
By u s i n g t h e s e c r i t e r i a the Committee came t o adopt a d e f i n i t i o n o f 
a s m a l l f i r m i n manufacturing as h a v i n g fewer thcin 200 employees, 
thereby i n c l u d i n g 71% of UK man u f a c t u r i n g f i r m s i n 1971 ( C u r r a n and 
Stanworth 1 9 8 3 ) . F o r other s e c t o r s s u c h a s r e t a i l i n g and v / h o l e s a l e r s , 
s m a l l e r s i z e t h r e s h o l d s v/ere used. 

The Bolton Report drew a t t e n t i o n to a number o f v a l u a b l e r o l e s 
which s m a l l f i r m s can perform: they o f f e r t h e most e f f i c i e n t form 
of o r g a n i s a t i o n i n i n d u s t r i e s v/here the optimum s i z e o f u n i t i s s m a l l ; 
they provide a means of ent r y i n t o b u s i n e s s f o r new e n t r e p r e n e u r i a l 
t a l e n t , thereby r e p r e s e n t i n g t h e seedbed from which l a r g e companies 
can grow; they c o n t r i b u t e to the v a r i e t y o f consumer c h o i c e , p r o v i d e 
c o m p e t i t i o n and a c t as a check on monopoly p r o f i t s ; they provide 
s p e c i a l i s t s e r v i c e s f o r l a r g e r f i r m s and p r o v i d e an i m p o r t a n t source 
of i n n o v a t i o n i n products, t e c h n o l o g i e s and s e r v i c e s . These p a r t i c u l a r 
r o l e s p o i n t c o l l e c t i v e l y to the importance o f s m a l l f i r m s i n the 
expansion and r e v i t a l i s a t i o n o f the economy. The B o l t o n Committee 
noted t h a t s m a l l b u s i n e s s e s can make a s i g n i f i c a n t c o n t r i b u t i o n t o 
l o c a l economic development as independent s m a l l f i r m s t e n d to have 
deep r o o t s i n the a r e a s they s e r v e . D e s p i t e the v a l u a b l e r o l e s s m a l l 
b u s i n e s s e s a r e a b l e to perform, B o l t o n found t h a t the s e c t o r had been 
i n long-term d e c l i n e : between 1935 and 1963 ( t h e l a t e s t d a t e on v/hich 
f i g u r e s were a v a i l a b l e to Bo l t o n ) the number o f m a n u f a c t u r i n g e n t e r 
p r i s e s w i t h l e s s than 200 employees f e l l from 1 3 6 , 0 0 0 to 6 0 , 0 0 0 . More 
r e c e n t l y , the d e c l i n e i n s m a l l - f i r m employment, a s a p r o p o r t i o n o f 
a l l manufacturing employment, appears t o have c e a s e d . D u r i n g the 1970s 

s m a l l f i r m s provided over a f i f t h o f a l l manufacturing j o b s ( C u r r a n 
and Stanworth 1 9 8 3 ) . 
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But w h i l e s m a l l f i r m s have m a i n t a i n e d t h e i r s h a r e of m a n u f a c t u r i n g 
employment, t h e r e has been c o n s i d e r a b l e comment on the p a r t i c u l a r 
c o n s t r a i n t s and problems f a c e d by s m a l l manufacturing b u s i n e s s e s . 
For example, l a r g e - s c a l e redevelopment schemes i n i n n e r - c i t y cu^eas 
have been i d e n t i f i e d as an important c a u s e o f the d e c l i n e o f s m a l l 
f i r m s i n s u c h a r e a s . Although f e a r s about the f a t e o f t h e s e d i s p l a c e d 
b u s i n e s s e s may have been exaggerated, t h e r e can be no doubt t h a t the 
major redevelopment programmes of the 1960s and e a r l y 1970s sub
s t a n t i a l l y reduced the i n n e r c i t i e s s t o c k o f s m a l l - b u s i n e s s premises 
(Thomas 1976, C h a l k l e y 1978). 

C l o s e l y a s s o c i a t e d with the f a s h i o n f o r comprehensive r e d e v e l o p 
ment schemes i n the 1960s • and 1970s- were p l a n n i n g p o l i c i e s designed 
to e r a d i c a t e non-conforming u s e s . As many s m a l l e n t e r p r i s e s have 
t r a d i t i o n a l l y favoured l o c a t i o n s i n o l d p r o p e r t i e s i n t e r s p e r s e d amongst 
r e s i d e n t i a l and other n o n - i n d u s t r i a l a r e a s , p l a n n i n g p o l i c i e s aimed 
a t r e s t r i c t i n g these m i x e d - a c t i v i t y a r e a s v/ere p a r t i c u l a r l y d e t r i m e n t a l 
to s m a l l f i r m s . 

F i n a n c e i s a c r u c i a l a r e a f o r any b u s i n e s s but i t can be e s p e c i a l l y 
d i f f i c u l t f o r s m a l l f i r m s as they tend to l a c k the a s s e t s w i t h which 
to s e c u r e l o a n s . Small b u s i n e s s e s t y p i c a l l y l a c k the e x p e r t i s e and 
e x p e r i e n c e to put forward c o n v i n c i n g development p r o p o s a l s c a p a b l e 
of a t t r a c t i n g o u t s i d e investment and v/here they a r e i n v o l v e d i n the 
development o f new products they a r e viev/ed a s high r i s k s . The tax 
system has a l s o been s i n g l e d out f o r c r i t i c i s m . Bannock (1976) c l a i m s 
t h a t the UK r a t e s of t a x a t i o n have d i m i n i s h e d the a b i l i t y and i n c e n t i v e s 
of i n d i v i d u a l s to save and i n v e s t i n s m a l l f i r m s and have i n e v i t a b l y 
l e d to a d e c l i n e i n the s m a l l - f i r m s ' s e c t o r . ( 1 ) 

The V/ilson Committee (1930) s e t up to r e v i e w the f u n c t i o n i n g o f 
f i n a n c i a l i n s t i t u t i o n s €u:"gued t h a t the d i s a d v a n t a g e s i n r a i s i n g f i n a n c e 
e x p e r i e n c e d by s m a l l e n t e r p r i s e v/ere p a r t l y i n e v i t a b l e g i v e n the high 
f a i l u r e r a t e c h a r a c t e r i s t i c of the s m a l l - b u s i n e s s s e c t o r . But the 
Committee a l s o noted t h a t the a s s e s s m e n t o f r i s k was o f t e n o v e r 
e s t i m a t e d . For i n s t a n c e , the l e v e l o f s e c u r i t y demanded t y p i c a l l y 
by t h e i r bank enabled only r e l a t i v e l y s m a l l l o a n s to be r a i s e d a g a i n s t 
the p a r t i c u l a r v a l u e of the compciny's a s s e t s . Moreover, i t i s not 
only the amount of s e c u r i t y r e q u i r e d r e l a t i v e to any g i v e n l o a n , but 
a l s o the k i n d o f s e c u r i t y t h a t c o n s t i t u t e s a s e r i o u s burden. Ovmer-
managers o f s m a l l f i r m s are o f t e n r e q u i r e d t o g i v e p e r s o n a l g u a r a n t e e s 
and/or the deeds o f t h e i r houses as p a r t o f the s e c u r i t y on a l o a n . 
I t i s not s u r p r i s i n g , t h e r e f o r e , t h a t most new e s t a b l i s h m e n t s r e l y 
on the p e r s o n a l s a v i n g s of the e n t e r p r i s e ' s p r o p r i e t o r to implement 
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t h e i r b u s i n e s s ambitions ( S t o r e y 1982). The l i m i t a t i o n s on f i n a n c e 
g r e a t l y r e s t r i c t the accommodation c h o i c e s open to s m a l l b u s i n e s s e s 
and g i v e s a s t r o n g p r e f e r e n c e f o r cheap, l e a s e h o l d p r e m i s e s . C h a l k l e y 
(1978) found t h a t even cimongst a sample o f e s t a b l i s h e d b u s i n e s s e s f a c e d 
with the need to r e l o c a t e , o n l y a q u a r t e r were prepared t o c o n s i d e r 
buying t h e i r own prope r t y . 

Of c o u r s e , the a b i l i t y o f s m a l l f i r m s to r a i s e f i n a n c e w i l l v a r y 
g r e a t l y between e n t e r p r i s e s , Goffee and S c a s e (1980) i d e n t i f i e d f o u r 
types of s m a l l b u s i n e s s , each of v/hich e x p e r i e n c e s p e c i f i c and d i f f e r e n t 
problems; these a r e the se l f - e m p l o y e d , s m a l l employers who v/ork a l o n g 
s i d e t h e i r employees, o v / n e r - c o n t r o l l e r s and o v m e r - d i r e c t o r s -

The s e l f - e m p l o y e d make up the l a r g e s t p r o p o r t i o n o f s m a l l - b u s i n e s s 
ov/ners and i n 1983 they provided 9.3% o f a l l j o b s ( C e n t r a l S t a t i s t i c a l 
O f f i c e 1985). For a d d i t i o n a l labour t h e s e e n t e r p r i s e s r e l y t y p i c a l l y 
on the unpaid s e r v i c e s o f f a m i l y members. Goffee and S c a s e s t a t e t h a t 
a l a r g e number of the self - e m p l o y e d : 

" t r a d e on t h e i r s k i l l , and any f i n a n c e t h a t i s r e q u i r e d f o r 
expansion i s normally o b t a i n e d from p e r s o n a l s a v i n g s v/ithin the 
f a m i l y or by bank o v e r d r a f t s . V/hat i s more important than c a p i t a l 
f o r the self-employed i s the a v a i l a b i l i t y o f s u i t a b l e s m a l l working 
premises and s t r a i g h t f o r v / a r d a d v i c e on paperwork and g e n e r a l 
a d m i n i s t r a t i o n " . 
The second type o f e n t e r p r i s e i s t h a t run by a s m a l l employer 

v/ho works a l o n g s i d e h i s / h e r v/orkers but, i n a d d i t i o n , undertake the 
a d m i n i s t r a t i v e and managerial t a s k s o f ru n n i n g t h e i r ov/n b u s i n e s s . 
For these b u s i n e s s e s , Goffee and Scase i d e n t i f y problems r e l a t i n g t o 
the a d m i n i s t r a t i o n and management of employees as t h e i r major 
d i f f i c u l t i e s . 

O v / ner-controllers do not v;ork a l o n g s i d e t h e i r employees but, 
i n s t e a d , a r e s o l e l y and s i n g u l a r l y r e s p o n s i b l e f o r the management of 
t h e i r b u s i n e s s . C-offee and Scase c l a i m t h a t : 

"V.Tnereas the self-employed and s m a l l employers t r y to p r o t e c t 
themselves from the market by c u l t i v a t i n g netv/orks o f r e g u l a r 
customers, the l a r g e r s i z e o f o v / n e r - c o n t r o l l e r s ' b u s i n e s s r e s t r i c t s 
them from doing t h i s . At the same time t h e i r market p o s i t i o n 
i s more v u l n e r a b l e than t h a t of l a r g e r e n t e r p r i s e s s i n c e the l a t t e r 
o f t e n have g r e a t e r a c c e s s to c a s h r e s o u r c e s t h a t e n a b l e them to 
s u r v i v e p e r i o d s of economic d i f f i c u l t y and r e c e s s i o n " . 
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Employment i n s m a l l f i r m s 

The most important i s s u e d w i t h r e g a r d to Government i n i t i a t i v e s 
concerns the r o l e o f s m a l l f i r m s i n r e g e n e r a t i n g the economy and, 
s p e c i f i c a l l y , i n p r o v i d i n g i n c r e a s e d employment o p p o r t u n i t i e s . The 
e x i s t i n g r e g i o n a l d i s t r i b u t i o n o f s m a l l f i r m s i n d i c a t e s t h a t t h e r e 
i s l i t t l e v a r i a t i o n i n the p r o p o r t i o n o f employment i n s m a l l manu
f a c t u r i n g e n t e r p r i s e s . The only n o t e a b l e e x c e p t i o n i s the Northern 
r e g i o n where t h e r e i s a c l e a r u n d e r - r e p r e s e n t a t i o n o f s n a i l - f i r m 
a c t i v i t y ( T a b l e 1.1), r e f l e c t i n g the a r e a ' s t r a d i t i o n a l dependence 
on l a r g e - s c a l e heavy i n d u s t r i e s . 

TABLE 1.1 

Regional d i s t r i b u t i o n of s m a l l m a n u f a c t u r i n g e s t a b l i s h m e n t s ^ ^ 1979 

Regicn I'tarth 

Yorks & 
Mrber-
-side ^•iidlands 

East 
Anol i a 

South 
East 

South 
Vtest 

Vtest 
1 •^i cil ands 

F-brth 
\'Jest Total 

Vo, of OTall 
manufacturing 
establishments 3,821 10,455 8,478 3,0^50 38,er73 6,372 12,340 14,121 Sr7.30C 

ElTplq>'ment in 
snail manu
facturing 
establishrents 93,031 261,3^16 226,206 59,037 695,271 152,838 309,435 328,468 2.140,68^ 

% of a l l 
manufacturirg 
establishnoits 90.4 93.7 93.5 93.1 96.0 9=4.1 93.4 93.7 94 .5 

% of a l l 
manufacturing 
erplqyrcnt 24.4 33.9 39.8 36.0 41 ,6 37 .3 34 .0 35.1 37.2 

(1) 
Note: s m a l l f i r m d e f i n e d as one employing fewer than 200 persons 

( S o u r c e : B u s i n e s s Monitor PA1003, 1979) 

Of c o u r s e , f i g u r e s f o r the s t o c k o f s m a l l b u s i n e s s g i v e no 
imp r e s s i o n o f the dyna-nics o f the economy a s measured by annual b i r t h s 
and deaths o f s m a l l f i r m s . Using d a t a d e r i v e d from VAT r e g i s t r a t i o n s 
i n 1980, f o r a l l types of e n t e r p r i s e ( m a n u f a c t u r i n g and s e r v i c e ) , 
Ganguly ( 1982) shov/s t h a t n e t pe r c e n t a g e changes a c r o s s the r e g i o n s 
f a l l w i t h i n a f a i r l y narrow band, v a r y i n g betv/een a n et g a i n o f 1.2^6 

of the s t o c k i n the V/est Midlands and a n e t l o s s o f 2.1% i n the I.'orth. 
Gross chcinges a r e g r e a t e s t i n the South E a s t : here a n n u a l b i r t h s and 
deaths r a n a t almost 10?j of the s t o c k , compared w i t h e q u i v a l e n t f i g u r e s 
o f 7.5% i n the South V/est v/here g r o s s changes were l o w e s t . 
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I n t e r - r e g i o n a l s t u d i e s have r e v e a l e d s i g n i f i c a n t s p a t i a l d i f f e r 
ences i n nev/-firm formation r a t e s . F o t h e r g i l l and Gudgin (1979, 1982) 
have shown t h a t f i r m formation r a t e s a r e s i g n i f i c a n t l y h i g h e r i n the 
r u r a l a r e a s o f the E a s t Midlands than i n t h a t r e g i o n ' s c i t i e s and l a r g e 
towns. I n a d d i t i o n to t h i s u r b a n - r u r a l c o n t r a s t , t h e r e i s a marked 
ne g a t i v e r e l a t i o n s h i p between the r a t e of f i r m f o r m a t i o n and the 
p r o p o r t i o n of an a r e a ' s employees working i n l a r g e f a c t o r i e s . Mason's 
work i n South Hampshire has r e v e a l e d a s i m i l a r u r b a n - r u r a l c o n t r a s t 
(Mason 1982). Firm formation r a t e s betv;een 1971-1979 a r e sho\^ to 
have been lowest i n the c i t i e s of Portsmouth and Southampton and h i g h e s t 
i n the Mew F o r e s t a r e a . 

V/ithin the UK manufacturing s e c t o r a s a whole ( 2 ) , Ganguly (1983) 
e s t i m a t e s t h a t of the stock of e n t e r p r i s e s e x i s t i n g i n 1973 p l u s the 
new f i r m s e n t e r i n g production betv/een 1973 and 1982, tv;o-thirds o n l y 
remained i n o p e r a t i o n i n 1982. There a r e problems w i t h VAT data as 
not a l l new r e g i s t r a t i o n s a r e genuine b i r t h s and not a i l b i r t h s a r e 
r e g i s t e r e d ; c o n v e r s e l y the same i s t r u e f o r d e r e g i s t r a t i o n , Nonetheless 
the s i g n i f i c a n t p o i n t remains t h a t w i t h i n any a r e a l a r ^ e numbers o f 
new f i r m s a r e being e s t a b l i s h e d and o t h e r s c l o s i n g v j i t h concomitant 
p r e s s u r e s (new demand) and o p p o r t u n i t i e s ( v a c a n t p r o p e r t i e s ) w i t h i n 
the market f o r i n d u s t r i a l p remises. 

The d i s t r i b u t i o n of s m a l l - m a n u f a c t u r i n g e s t a b l i s h m e n t s betv/een 
s e c t o r s of the economy r e f l e c t s the fev;er o p p o r t u n i t i e s f o r s m a l l -
b u s i n e s s formation i n c a p i t a l i n t e n s i v e i n d u s t r i e s . T a b l e 1.2 under
e s t i m a t e s the amount o f v a r i a t i o n between s e c t o r s a s d a t a f o r f i r m s 
of under 20 employees are not i n c l u d e d , n o n e t h e l e s s i t i s p o s s i b l e 
to i d e n t i f y four a r e a s i n the m a n u f a c t u r i n g s e c t o r where s m a l l 
e n t e r p r i s e s a r e most numerous. F i r s t l y , i n d u s t r i e s where s m a l l f i r m s 
have t r a d i t i o n a l l y predominated such as t e x t i l e s , footwear and l e a t h e r 
goods and a l s o p r i n t i n g and p u b l i s h i n g . Secondly, e n g i n e e r i n g and 
metal-working i n d u s t r i e s where s m a l l b u s i n e s s e s o f t e n a c t a s s p e c i a l i s t 
s u p p l i e r s to l a r g e r concerns. T h i r d l y , those s e c t o r s which have long 
favoured the s m a l l entrepeneur p r o d u c i n g consumer goods wi t h a high 
labour content and a high f a s h i o n component such as f u r n i t u r e and 
c l o t h i n g . F i n a l l y , a new g e n e r a t i o n o f s m a l l f i r m s a r e e x p l o i t i n g 
such a r e a s as p l a s t i c s and instrument e n g i n e e r i n g . 
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TABLE 1.2 
D i s t r i b u t i o n of s m a l l manufacturing e s t a b l i s h m e n t s by type o f a c t i v i t y 
1982 (1) 

Sic Order 31 32,34,37 33 35 36 41/42 43,44.45 46 47 48 49 

% of a l l establislTnaits 
% of a l l enplqyment 

90.5 
53.0 

81.5 
29.0 

73.0 
19.6 

73.5 
12.1 

72.0 
8.6 

75.6 
25.6 

86.9 
62,6 

94.5 
70.8 

85.6 
39.4 

84.2 
38.. 0 

93.1 
58.9 

^^^Note: data i n c l u d e 
and a minimum of 20 

Key to SIC c l a s s e s 

a l l b u s i n e s s e s 
( S o u r c e : 

31 Manufacture of metal goods 
not elsewhere s p e c i f i e d 

32 Mechanical e n g i n e e r i n g 
34 E l e c t r i c a l and e l e c t r o n i c 
37 Instrument e n g i n e e r i n g 
33 Manufacture of o f f i c e 

machinery & data p r o c e s s i n g 
equipment 

35 Manufacture of motor 
v e h i c l e s & p a r t s t h e r e o f 

36 Manufacture of other 
t r a n s p o r t equipment 

wit h l e s s than 200 employees 
B u s i n e s s Monitor PA1003, 1982) 

41/42 Food, d r i n k & tobacco 
manufacturing i n d u s t r i e s 

43 T e x t i l e i n d u s t r y 
44 Manufacture o f l e a t h e r and 

l e a t h e r goods 
45 Footwear & c l o t h i n g i n d u s t r i e s 
45 Timber and wooden f u r n i t u r e 

i n d u s t r i e s 
47 Manufacture o f paper and paper 

p r o d u c t s , p r i n t i n g and 
p u b l i s h i n g 

48 P r o c e s s i n g o f rubber & p l a s t i c s 
49 Other manufacturing i n d u s t r i e s 

Recent r e s e a r c h on s m a l l f i r m s 
Not a l l r e c e n t r e s e a r c h has been persuaded of the a l l e g e d 

advantages of s m a l l b u s i n e s s . F o t h e r g i l l and Gudgin ( 1 9 7 9 ) , f o r example, 
have c h a l l e n g e d the r e c e n t p r i o r i t y g i v e n to s m a l l f i r m s i n i n d u s t r i a l 
p o l i c y . S p e c i f i c a l l y they have q u e s t i o n e d the importance of the 
i n f l u e n t i a l work of B i r c h (1979) which found t h a t i n the USA t w o - t h i r d s 
of net new jobs were c r e a t e d i n f i r m s employing l e s s than 20 people. 
F o t h e r g i l l and Gudgin suggest t h a t j o b g a i n s c i n d j o b l o s s e s occur a c r o s s 
the whole range of manufacturing f i r m s . Although new and s m a l l f i r m s 
are seen to be a b e t t e r bet f o r employment growth then l a r g e r f i r m s , 
s m a l l e n t e r p r i s e s do not by themselves o f f e r a b a s i s f o r r e g e n e r a t i n g 
B r i t i s h i n d u s t r y . 

Storey (1982) has emphasised how s m a l l - f i r m p o l i c i e s r i s k b e i n g 
r e g i o n a l l y d i v i s i v e . S u c c e s s f u l e n t r e p r e n e u r s v e r y o f t e n have managerial 
ex p e r i e n c e i n the i n d u s t r y i n which they commence t h e i r own b u s i n e s s . 
T y p i c a l l y they have high e d u c a t i o n a l q u a l i f i c a t i o n s , a r e a b l e to o f f e r 
t h e i r home as c o l l a t e r a l to a bank i f needed, and they s e l l t h e i r 
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product i n t o a buoyant l o c a l market. On a l l those grounds the average 
entrepreneur i n the North, S t o r e y a r g u e s , i s a t a d i s a d v a n t a g e compared 
to those i n the South E a s t , The Northern r e g i o n has a h i g h p r o p o r t i o n 
o f the labour f o r c e i n l a r g e - s c a l e heavy i n d u s t r y , p l u s a lower 
p r o p o r t i o n with managerial e x p e r i e n c e and e d u c a t i o n a l q u a l i f i c a t i o n s . 
I t has the lowest house p r i c e v a l u e s and h i g h e s t p r o p o r t i o n of C o u n c i l 
t e n a n t s (who ceinnot provide t h e i r house as c o l l a t e r a l ) . Furthermore, 
the Northern entrepreneur i s l e s s l i k e l y t o be s e l l i n g i n t o a buoyant 
l o c a l market. Hence, St o r e y c o n c l u d e s , a r e g i o n a l dimension to new 
and s m a l l - f i r m s ' p o l i c y must be p r o v i d e d o t h e r w i s e i t w i l l be o f 
r e l a t i v e l y l i t t l e a s s i s t a n c e i n a r e a s o f high unemployment. 

S i m i l a r l y the h y p o t h e s i s t h a t i n n e r - c i t y a r e a s f u n c t i o n as f e r t i l e 
i n c u b a t o r s f o r new f i r m s , as was f i r s t proposed by Hoover and Vernon 
(1959), has been questioned. Hoover and Vernon su g g e s t t h a t the e x t e r n a l 
economies o f f e r e d by i n n e r - c i t y l o c a t i o n s a r e p a r t i c u l a r l y f a v o u r a b l e 
to new s m a l l f i r m s - second-hand f l o o r s p a c e i s a v a i l a b l e to r e n t , a 
supply of labour with v a r i o u s s k i l l s i s a v a i l a b l e and f i r m s p r o v i d i n g 
many kinds of s e r v i c e s are l o c a t e d nearby. N i c h o l s o n e l a t ( 1 9 8 1 ) , 
however, found that amongst new f i r m s i n London t h e r e was no evidence 
to suggest t h a t the i n n e r - c i t y p r o v i d e d a p a r t i c u l a r l y f a v o u r a b l e 
l o c a t i o n . Nicholson e l a t , n o n e t h e l e s s , d i d support the o b s e r v a t i o n 
of Fagg (1980) t h a t new manufacturing f i r m s seek o l d p r e m i s e s - whether 
i n i n n e r or outer a r e a s - and because the i n n e r - c i t y has a g r e a t e r 
c o n c e n t r a t i o n of second-hand p r o p e r t y i t i n e v i t a b l y accommodates more 
new f i r m s . 

The image of s m a l l f i r m s as important s o u r c e s o f new i n n o v a t i o n 
has a l s o been c h a l l e n g e d by some r e s e a r c h e r s . R othwell and Zegveld 
(1982) have shown t h a t most i n n o v a t i v e i d e a s o r i g i n a t e from the 
company's founder, r a t h e r than from the r e s e a r c h e f f o r t s o f the company. 
In the USA, Smith (1967) observed t h a t t h e r e were two c h a r a c t e r i s t i c 
types of entrepreneur, the c r a f t s m a n and the o p p o r t u n i s t , which provide 
a c o n t r a s t to each other i n almost e v e r y s e n s e . O p p o r t u n i s t i c 
entrepreneurs a r e fewer i n number but a r e more l i k e l y to seek new 
products and markets r e f l e c t i n g the founder's long-term ambition to 
e n t e r b u s i n e s s . Smith found much f a s t e r growth r a t e s amongst e n t e r p r i s e s 
run by o p p o r t u n i s t i c businessmen, w h i l s t c r a f t s m e n e n t r e p r e n e u r s 
t y p i c a l l y operate w i t h i n very l i m i t e d h o r i z o n s and c o n s t r a i n e d ambitions 
being s a t i s f i e d simply to p r a c t i c e t h e i r p r a c t i c a l s k i l l s . 
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P o l i c y i n i t i a t i v e s f o r s m a l l b u s i n e s s 

S t u d i e s o f the performance o f s m a l l f i r m s i n the UK r e l a t e to 
the 19603 and 1970s before many o f the r e c e n t p o l i c y i n i t i a t i v e s . 
With the much g r e a t e r a s s i s t a n c e now a v a i l a b l e the performance of the 
s m a l l - f i r m s e c t o r may improve. Moreover, i n the c o n t e x t o f c o n t i n u i n g 
j o b l o s s e s amongst l a r g e employers such a s B r i t i s h R a i l and the c o a l 
mining i n d u s t r y , s m a l l f i r m s and p a r t i c u l a r l y those i n new t e c h n o l o g i e s 
o f f e r some o f the few p r o s p e c t s f o r j o b g e n e r a t i o n . I t i s l i k e l y , 
t h e r e f o r e , t h a t s m a l l f i r m s w i l l r e t a i n a prominent p l a c e i n economic 
p o l i c y f o r some time to come. 

B e e s l e y and v ; i l s o n (1981) have c a t a l o g u e d the range o f measures 
now aimed a t the s m a l l - b u s i n e s s s e c t o r . T h e i r a n a l y s i s shows t h a t 
the i n t r o d u c t i o n of new p o l i c i e s has a c c e l e r a t e d under the C o n s e r v a t i v e 
Government e l e c t e d i n 1979, t o whom the cause o f the s m a l l e n t r e p r e n e u r 
i s an i n t e g r a l p a r t of the Pcirty's p o l i t i c a l and economic ideology. 
Tv/o-thirds of a l l the a s s i s t a n c e to s m a l l b u s i n e s s i s aimed a t manu
f a c t u r i n g e n t e r p r i s e , d i r e c t l y r e f l e c t i n g o f f i c i a l c o n c e r n a t t h i s 
s e c t o r ' s s t e e p d e c l i n e . The i n i t i a t i v e s i n t r o d u c e d have been implemented 
by e x t e n d i n g the a c t i v i t i e s o f p u b l i c a g e n c i e s and by l e g i s l a t i v e 
changes and f i n a n c i a l i n c e n t i v e s . 

P u b l i c a g e n c i e s 

The economic planning machinery has i n c r e a s i n g l y t a i l o r e d i t s 
p o l i c i e s to support the s m a l l - f i r m s s e c t o r . The Department of I n d u s t r y 
has, f o r example, formed w i t h i n i t a s m a l l - f i r m s d i v i s i o n to pr o v i d e 
i n f o r m a t i o n and ad v i c e to s m a l l businessmen. The Department of 
I n d u s t r y ' s f a c t o r y - b u i l d i n g agent, E n g l i s h E s t a t e s , has expanded i t s 
r o l e to pr o v i d e s m a l l - b u s i n e s s accommodation i n urban a r e a s , w h i l s t 
the Development Commission has extended the r e s o u r c e s and a c t i v i t i e s 
o f i t s agent the C o u n c i l f o r Small I n d u s t r i e s i n R u r a l A r e a s (COSIRA) 
( s e e Chajfer S i x ) . 

The d e c e n t r a l i s a t i o n of Government a s s i s t a n c e f o r economic develop
ment down to the l o c a l - a u t h o r i t y l e v e l had i t s o r i g i n s i n the Bolton 
Report. F o l l o w i n g Bolton's recommendations, the L o c a l Government Act 
1972, broadened the scope f o r l o c a l a u t h o r i t y i n d u s t r i a l development 
p o l i c i e s , and the power g i v e n under S e c t i o n 137 o f t h i s A c t , to i n c u r 
e x p e n d i t u r e up to the proceeds o f a 2p r a t e f o r any purpose i n the 
i n t e r e s t s o f t h e i r a r e a , has been w i d e l y used to s u p p o r t s m a l l f i r m s 
(Lyons 1983), Many l o c a l a u t h o r i t i e s and Mew Towns have now moved 
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beyond c o n v e n t i o n a l i n d u s t r i a l promotion and the p r o v i s i o n o f land 
t o the a c t i v e encouragement o f new v e n t u r e s and s m a l l f i r m s through 
premise p r o v i s i o n , c o m p e t i t i o n s , e n t e r p r i s e a g e n c i e s and d i r e c t 
f i n a n c i a l a s s i s t a n c e ( L a w l e s s 1980). F o r example, i n September 1979 
Peterborough Development C o r p o r a t i o n launched a c o m p e t i t i o n to d i s c o v e r 
the b e s t a p p l i c a t i o n of a m i c r o p r o c e s s o r i n a new b u s i n e s s w i t h p r i z e s 
i n c l u d i n g f r e e f a c t o r y space, c a s h , marketing a d v i c e and a c c e s s to 
v e n t u r e c a p i t a l . I n 1980, H u l l C i t y C o u n c i l opened an " i n n o v a t i o n 
c e n t r e " to a s s i s t e n t r e p r e n e u r s w i t h new p r o d u c t s and i d e a s . The c e n t r e 
p r o v i d e s workspace and v a r i o u s b u s i n e s s s e r v i c e s , i n c l u d i n g t e c h n i c a l 
a s s i s t a n c e . Developments of t h i s k i n d can nov; be found i n many of 
B r i t a i n ' s l a r g e tov-ms. 

I n June 1980 the Government s e t up a re v i e w group under the 
chairmanship of S i r V / i l f r e d Burns to examine the r o l e o f l o c a l 
a u t h o r i t i e s i n a s s i s t i n g commerce and i n d u s t r y . The Government was 
concerned t h a t the p r o l i f e r a t i o n o f l o c a l a u t h o r i t y programmes n i g h t 
r e p r e s e n t a d u p l i c a t i o n of e f f o r t which was r e d i s t r i b u t i n g a c t i v i t y 
from one a r e a to another r a t h e r than adding to the o v e r a l l performance 
o f the economy (Burns 1982). The outcome of the Burns review was, 
however, to r e a f f i r m l o c a l a u t h o r i t i e s ' a b i l i t y to s u p p o r t economic 
development. 

L e g i s l a t i v e changes and s p e c i f i c schemes o f a s s i s t a n c e 
L e g i s l a t i v e changes have i n v o l v e d both the removal o f d i s c r i m i n 

a t i o n a g a i n s t s m a l l f i r m s as w e l l as the p r o v i s i o n o f r e s o u r c e s and 
inducements to encourage s m a l l - b u s i n e s s a c t i v i t y . The management of 
a s m a l l b u s i n e s s r e l i e s o f t e n on the r e s o u r c e s o f the p r o p r i e t o r only 
and t h i s p l a c e s them a t a d i s a d v a n t a g e r e l a t i v e t o l a r g e companies 
wit h r e s p e c t to any given commitment r e q u i r i n g a d m i n i s t r a t i v e a t t e n t i o n . 
Government has rec o g n i s e d t h i s problem by, f o r example, r e p l a c i n g the 
d i s c l o s u r e s r e q u i r e d under the Companies Act 1967, and by exempting 
many s m a l l f i r m s from s t a t i s t i c a l i n q u i r i e s by Government departments. 
Small b u s i n e s s e s have a l s o been ex c l u d e d from some o f the p r o v i s i o n s 
of the Employment P r o t e c t i o n Act 1975. 

Examples of the f i n a n c i a l i n c e n t i v e s aimed a t the s m a l l - f i r m s 
s e c t o r a r e shov/n i n Table 1.3, One major i n n o v a t i o n i s the loan 
guarantee scheme introduced on the recommendation o f the V / i l s o n 
Committee (1980) to b e n e f i t f i r m s w i t h i n s u f f i c i e n t s e c u r i t y and 
b u s i n e s s e x p e r i e n c e to s a t i s f y the r e q u i r e m e n t s o f banks to o b t a i n 
loan f i n a n c e . Under t h i s scheme the Government g u a r a n t e e s 80% o f the 
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l o a n made to a s m a l l b u s i n e s s by a f u n d i n g agency r e g i s t e r e d as p a r t 
o f the programme. A p i l o t loan g uarantee scheme was implemented a f t e r 
the F i n a n c e Act 1981, i n c o o p e r a t i o n w i t h the c l e a r i n g banks and the 
I n d u s t r i a l and Commercial F i n a n c e C o r p o r a t i o n . S e v e r a l o t h e r f i n a n c i a l 
i n s t i t u t i o n s have s i n c e j o i n e d the scheme, which i s c o v e r e d by funds 
provided under S e c t i o n 8 o f the I n d u s t r y Act 1982. I n an attempt to 
encourage new f i r m formation i n r e c e s s i o n - h i t a r e a s , the F i n a n c e Act 
1981 r a i s e d the tax l e v e l on redundancy payments f o r p e r s o n s s t a r t i n g 
a b u s i n e s s . 

R e v i s e d town p l a n n i n g procedures have a l s o sought t o a s s i s t the 
s m a l l - f i r m s e c t o r . F o l l o w i n g a Government c i r c u l a r (Department o f 
the Environment 1977.) l o c a l a u t h o r i t i e s were urged to pay p a r t i c u l a r 
a t t e n t i o n to the needs o f s m a l l f i r m s . The I n n e r Urban Ar e a s Act 1978 
i n troduced a number of measures to s u p p o r t s m a l l b u s i n e s s i n c l u d i n g , 
f o r example, power to d e c l a r e " I n d u s t r i a l Improvement Areas" to 
s t i m u l a t e the r e h a b i l i t a t i o n o f o l d e r premises and i n t h i s way to 
provide accommodation f o r s m a l l f i r m s . A f u r t h e r Governnent c i r c u l a r 
i n 1980 was c r i t i c a l of the r i g i d a p p l i c a t i o n o f z o n i n g p o l i c i e s because 
of t h e i r damaging e f f e c t on s m a l l e n t e r p r i s e and i t c a l l e d on p l a n n i n g 
a u t h o r i t i e s to favour the l o c a t i o n of s m a l l f i r m s i n r e s i d e n t i a l a r e a s , 
where t h e r e a r e no s p e c i f i c and c o n v i n c i n g o b j e c t i o n s (Department o f 
the Environment 1980). The i n t r o d u c t i o n o f " E n t e r p r i s e Zones" i n the 
F i n a n c e Act 1980 p r o v i d e s a f u r t h e r c h a n n e l f o r a s s i s t a n c e to s m a l l 
f i r m s through a s i m p l i f i e d p l a n n i n g procedure and t a x and r a t e con
c e s s i o n s , although these b e n e f i t s a r e a l s o a v a i l a b l e to l a r g e f i r m s . 
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TABLE 1.3 
Government f i n a n c i a l a s s i s t a n c e t o s m a l l f i r m s i n B r i t a i n 1979-1982 

1. Venture c a p i t a l scheme: I n t r o d u c e d i n the F i n a n c e Act 1980 to 
encourage p r i v a t e investment i n s m a l l companies. C a p i t a l l o s s e s on 
s h a r e s i n unquoted t r a d i n g companies can be o f f - s e t a g a i n s t income. 
The 1981 Act extended the p r o v i s i o n s o f the scheme to investments 
by companies. 

2. I n d u s t r i a l b u i l d i n g s a l l o w a n c e : The F i n a n c e Act 1980 enable 
c a p i t a l expenditure on the c o n s t r u c t i o n , improvement, a l t e r a t i o n 
or e x t e n s i o n of i n d u s t r i a l b u i l d i n g o f 2,500 s q . f t . or l e s s to q u a l i f y 
f o r a 100% i n i t i a l a l l o w a n c e . 

3. C o r p o r a t i o n t a x : The F i n a n c e Act 1980 reduced t he s m a l l companies 
r a t e to 40% and the lower and upper l i m i t s on p r o f i t s have been 
p r o g r e s s i v e l y amended i n the F i n a n c e A c t s . 

4. Loan guarantee scheme: Government w i l l g u a r a n t e e 80% of new 
loans f o r between 2 and 7 y e a r s , on v a l u e s of up to £75,000. The 
remaining 20% i s c a r r i e d by the f i n a n c i a l i n s t i t u t i o n s making the 
l o a n . 

5. Redundancy payments: The F i n a n c e Act 1981 i n c r e a s e d the l i m i t 
up to which redundancy payments a r e not l i a b l e to tax from £10,000 
to £25,000. 

6. R a t i n g R e l i e f : From A p r i l 1981 l o c a l a u t h o r i t i e s were r e q u i r e d 
by the Government to a s s i s t s m a l l f i r m s by a l l o w i n g the payment o f 
r a t e s by i n s t a l m e n t , 

7. Value added tax: The VAT t h r e s h o l d has been g r a d u a l l y r a i s e d 
and t r a d i n g l o s s e s can be o f f - s e t a g a i n s t t a x more g e n e r o u s l y . VAT 
procedures have been s i m p l i f i e d to a s s i s t s m a l l b u s i n e s s . 

8. B u s i n e s s s t a r t - u p scheme: The F i n a n c e Act 1981 all o w e d an 
i n d i v i d u a l i n v e s t o r to o b t a i n r e l i e f a g a i n s t t a x a b l e income on i n v e s t 
ments between £1,000 and £10,000 i n any one y e a r i n a new independent 
b u s i n e s s . 

9. S m a l l - f i r m s employment s u b s i d y : I n t r o d u c e d by the Department 
of Employment, a p p l y i n g i n i t i a l l y t o m a n u f a c t u r i n g f i r m s w i t h fewer 
than 50 employees i n S p e c i a l Development A r e a s , I t was subsequently 
extended to f i r m s with fewer than 200 employees i n the A s s i s t e d Areas 
and i n n e r - c i t y p a r t n e r s h i p a r e a s . The s u b s i d y p r o v i d e s an allowance 
o f £20 per week f o r 6 months f o r each a d d i t i o n a l f u l l - t i m e job c r e a t e d . 

(Source: B e e s l e y and Wilson 1981; S t o r e y 1983) 
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1.5 OUTLINE AND OBJECTIVES OF THE STUDY 
Aims 

The new p r i o r i t y which the Government a t t a c h e s to s t i m u l a t i n g 
the s m a l l - b u s i n e s s s e c t o r makes t h i s a s i g n i f i c a n t and t o p i c a l a r e a 
f o r c o n s i d e r a t i o n . The aim here, however, i s not to r e a s s e s s the 
employment and t e c h n o l o g i c a l p o t e n t i a l o f s m a l l b u s i n e s s , but r a t h e r 
t o use the s m a l l - f i r m s e c t o r as the s t a g e on which to e x p l o r e some 
new i d e a s on i n d u s t r i a l l o c a t i o n . These i d e a s , o u t l i n e d e a r l i e r i n 
the c h a p t e r , focus on the r o l e o f p r o p e r t y d e v e l o p e r s and funding 
i n s t i t u t i o n s i n the workings o f i n d u s t r i a l - a c c o m m o d a t i o n markets. 
The d e t a i l e d s p e c i f i c a t i o n o f p r o p e r t y i s not a d d r e s s e d . Rather t h i s 
study c o n c e n t r a t e s on an examination o f the l o c a t i o n a l p o l i c i e s and 
p r a c t i c e s of p r o v i d i n g a g e n c i e s and how t h e s e d e v e l o p e r s manage t h e i r 
property and s e l e c t t e n a n t s . The t h e s i s i s an e x e r c i s e i n data 
c o l l e c t i o n , d e s c r i p t i o n and e x p l a n a t i o n r a t h e r than the t e s t i n g of 
any s p e c i f i c h y p o t h e s i s . I n a s s e m b l i n g t h i s overview the p r i n c i p a l 
aims a r e : 

( i ) to e s t i m a t e the r e l a t i v e c o n t r i b u t i o n s o f p u b l i c and p r i v a t e 
s e c t o r a g e n c i e s t o the t o t a l s t o c k o f new s m a l l premises; 

( i i ) to d e s c r i b e and e x p l a i n the s p a t i a l d i s t r i b u t i o n of r e c e n t 
s m a l l - f a c t o r y p r o v i s i o n ; 

( i i i ) to i d e n t i f y the management p o l i c i e s and t e n a n t - s e l e c t i o n 
procedures employed by each o f the p r i n c i p a l f a c t o r y 
d e v e l o p e r s ; 

( i v ) to c o n s i d e r how these management p r a c t i c e s i n f l u e n c e the 
tenant p r o f i l e o f each agency's e s t a t e s and to determine 
i f t h e r e a r e s i g n i f i c a n t v a r i a t i o n s between a g e n c i e s . 

Overview of the methodology 

For each development agency c o n s i d e r e d i n the s t u d y ( l o c a l 
a u t h o r i t i e s , the Development Commission, E n g l i s h E s t a t e s and the p r i v a t e 
s e c t o r ) data on b u i l d i n g a c t i v i t y , management p o l i c i e s and l e t t i n g 
procedures have been c o l l e c t e d through a combination o f p o s t a l q u e s t i o n 
n a i r e s and p e r s o n a l i n t e r v i e w s . T h i s e n a b l e s a comprehensive p i c t u r e 
to be compiled o f who has b u i l t what, where and f o r whom. To g a i n 
a s t a t i s t i c a l overview of changes i n the i n d u s t r i a l p r o p e r t y market 
Department of the Environment f l o o r s p a c e data a r e u t i l i s e d which provide 
a p i c t u r e of annual a d d i t i o n s and s u b t r a c t i o n s to the s t o c k o f premises. 

The r e s e a r c h i s concerned o n l y w i t h England b ecause to i n c l u d e 
the a d d i t i o n a l a g e n c i e s a c t i v e i n o t h e r p a r t s o f the UK ( f o r example, 
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the Welsh Development Agency, the Development Board o f R u r a l Wales, 
the S c o t t i s h Development Agency and the Highlands and I s l a n d s Develop
ment Board) would have been beyond the r e s o u r c e s o f t h i s s t u d y without 
a c o n s i d e r a b l e l o s s o f d e t a i l . Moreover, t h e r e a r e no n a t i o n a l f l o o r -
space s t a t i s t i c s a v a i l a b l e f o r S c o t l a n d making i t d i f f i c u l t to a s s e s s 
the s c a l e of r e c e n t p r o v i s i o n i n t h i s c o u n t r y . 

There i s a p a r t i c u l a r focus w i t h i n the s t u d y on the p o l i c i e s of 
l o c a l a u t h o r i t i e s because t h e i r t o t a l c o n t r i b u t i o n has been g r e a t e r 
than t h a t o f any o t h e r s e c t o r between 1976 - 1981. Horeover, r e l a t i v e l y 
l i t t l e was known about the b u i l d i n g work of l o c a l a u t h o r i t i e s f o r s m a l l 
f i r m s , u n l i k e o t h er a g e n c i e s f o r which more p u b l i s h e d i n f o r m a t i o n i n 
the form of annual r e p o r t s i s a v a i l a b l e . A f u r t h e r reason f o r f o c u s s i n g 
on l o c a l a u t h o r i t i e s i s t h a t i t was a n t i c i p a t e d t h a t t h e r e would be 
s i g n i f i c a n t g e o g r a p h i c a l v a r i a t i o n i n the a c t i v i t i e s o f i n d i v i d u a l 
a g e n c i e s . Hence a p o s t a l q u e s t i o n n a i r e s u r v e y was conducted t h a t covered 
a l l E n g l i s h l o c a l a u t h o r i t i e s and New To'Arns. P o s t a l s u r v e y s can s u f f e r 
from low response r a t e s , which l e a v e the i n t e r p r e t a t i o n o f the r e s u l t s 
i n some doubt, but l o c a l a u t h o r i t i e s a r e g e n e r a l l y c o o p e r a t i v e , 
p a r t i c u l a r l y where the q u e s t i o n s asked a r e o f i n t e r e s t to t h e a u t h o r i t y 
and the r e p l y p e r i o d i s f a i r l y e l a s t i c . 

Due to the d i f f i c u l t y of c o m p i l i n g a comprehensive l i s t o f p r i v a t e -
s e c t o r a g e n c i e s with an i n t e r e s t i n s m a l l - f a c t o r y p r o v i s i o n , a d i f f e r e n t 
approach has been adopted to the study of t h e i r a c t i v i t y . To b u i l d 
up a p i c t u r e of the l e v e l and c h a r a c t e r of p r i v a t e s p e c u l a t i v e develop
ment, a number of case s t u d i e s o f r e p r e s e n t a t i v e o r g a n i s a t i o n s have 
been undertaken. The a g e n c i e s examined range from major f i n a n c i a l 
i n v e s t o r s to r e l a t i v e l y s m a l l - s c a l e development companies. I n a d d i t i o n , 
an e s t i m a t e of the o v e r a l l importance o f p r i v a t e p r o v i s i o n d u r i n g the 
study p e r i o d i s d e r i v e d by comparing the p u b l i c - s e c t o r p r o v i s i o n w i t h 
the n a t i o n a l f l o o r s p a c e data p u b l i s h e d by the Department of the 
Environment. 

A c a s e - s t u d y approach i s a l s o adopted to examine the impact of 
management p o l i c i e s on the tenant p r o f i l e s o f each d e v e l o p e r . The 
l o c a t i o n s e l e c t e d f o r the c a s e - s t u d y i s C o r n w a l l . To have conducted 
t h i s a s p e c t of the r e s e a r c h on a n a t i o n a l b a s i s would have been beyond 
the r e s o u r c e s of the study as e s t a t e managers' r e c o r d s p rovide 
inadequate i n f o r m a t i o n on the background o f t h e i r t e n a n t s . T h i s means 
t h a t o r i g i n a l survey work i s r e q u i r e d . C o r n w a l l p r o v i d e s a p a r t i c u l a r l y 
a p p r o p r i a t e a r e a f o r the c a s e - s t u d y as examples o f r e c e n t p r o v i s i o n 
by a l l the a g e n c i e s covered i n the r e s e a r c h can be found i n c l o s e 
p r o x i m i t y to each o t h e r . 
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The r e s e a r c h c o n c e n t r a t e s on s p e c u l a t i v e l y p r o v i d e d l e a s e h o l d 
p r o p e r t i e s . The supply o f purpose-designed p r e m i s e s b u i l t f o r or by 
a p a r t i c u l a r occupant i s not examined, but t h i s s t u d y shov/s t h a t t h i s 
type of p r o v i s i o n i s only a minor component o f the new f a c t o r y s t o c k . 

For the purpose of t h i s r e s e a r c h a s m a l l f a c t o r y has been d e f i n e d 
a s one of 5,000 s q . f t . and below. Any s i z e l i m i t i s to some e x t e n t 
a r b i t a r y , but e x t e n s i v e c o n s u l t a t i o n s were taken on t h i s p o i n t w i t h 
l o c a l a u t h o r i t y o f f i c e r s , academics and r e p r e s e n t a t i v e s o f p r i v a t e -
s e c t o r a g e n c i e s . Thus although Coopers and Lybrand's i n f l u e n t i a l study 
on the p r o v i s i o n of s m a l l premises (1980) had taken an upper t h r e s h o l d 
o f 2»500 s q . f t . , t h e i r a d v i c e was to g i v e more d i v e r s i t y t o the study 
by t a k i n g a l a r g e r s i z e l i m i t ( 3 ) . U n t i l v e r y r e c e n t l y few p r i v a t e 
d e v e l o p e r s have been prepared to b u i l d u n i t s o f s m a l l e r than t h i s , 
5,000 s q . f t . r e p r e s e n t i n g the t r a d i t i o n a l c u t - o f f p o i n t f o r p r i v a t e 
investment. r-^oreover, the p i l o t s u r v e y o f V / e l s h l o c a l a u t h o r i t i e s 
(Chapter Three) i n d i c a t e d t h a t l o c a l a u t h o r i t i e s i n c l u d e d u n i t s o f 
betv;een 2,500 s q . f t . and 5,000 s q . f t . i n t h e i r development programmes. 

For the purposes of t h i s r e s e a r c h s m a l l f a c t o r i e s a r e d e f i n e d as 
premises provided f o r i n d u s t r i a l e s t a b l i s h m e n t s - P r o p e r t i e s designed 
e x c l u s i v e l y f o r warehousing and/or r e t a i l i n g a c t i v i t i e s a r e excluded. 
However, dual-purpose b u i l d i n g s designed to accommodate both s e r v i c e 
and manufacturing a c t i v i t i e s a r e i n c l u d e d . F a c t o r i e s designed f o r 
i n d u s t r i a l use may a c t u a l l y be occupied by s e r v i c e or d i s t r i b u t i o n 
a c t i v i t i e s . I t i s , however, the use f o r v/hich the b u i l d i n g i s p r i m a r i l y 
intended, not the nature of the i n d u s t r y t h a t o c c u p i e s i t , t h a t accounts 
f o r i t s e x c l u s i o n from the r e s e a r c h . 

The study f o c u s s e s on new f a c t o r i e s b u i l t between 1976 and the 
end of 1981. The l o c a l a u t h o r i t y s u r v e y v/as conducted i n S p r i n g 1982 
and asked f o r d e t a i l s of f a c t o r y p r o v i s i o n i n the p r e v i o u s f i v e y e a r s . 
The data on E n g l i s h E s t a t e s and the Development Commission cover a 
m a r g i n a l l y d i f f e r e n t time p e r i o d from A p r i l 1976 to iMELrch 1982 to 
conform with the annual r e p o r t i n g p e r i o d s o f t h e s e a g e n c i e s . The y e a r 
1976 was taken as the s t a r t i n g p o i n t because from t h a t time on t h e r e 
developed a g r e a t e r v a r i e t y i n the market f o r new s m a l l premises, 
commencing wit h the i n c r e a s e i n p u b l i c - s e c t o r av/areness o f the needs 
of s m a l l f i r m s . For r e s e a r c h purposes, r e c e n t and new f a c t o r i e s a r e 
the most a c c e s s i b l e to g a i n i n f o r m a t i o n on as the p r o v i d e r s a r e r e a d i l y 
i d e n t i f i e d . The assembly o f data up to 1982 r e f l e c t s the p e r i o d when 
the main data c o l l e c t i o n p e r i o d o f the r e s e a r c h commenced. 
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The study c o v e r s the p r i n c i p a l p r o v i d e r s o f new accommodation 
but i t has omitted some s m a l l e r s u p p l i e r s . One s e c t o r o f the market 
excluded from the study i s p r o v i s i o n by l a r g e m a n u f a c t u r i n g companies 
which have e s t a b l i s h e d job c r e a t i o n a g e n c i e s o r have supported j o i n t 
economic development v e n t u r e s , p a r t l y to a m e l i o r a t e some o f the e f f e c t s 
of t h e i r redundancy programmes. The most important o f t h e s e i n i t i a t i v e s 
i s B r i t i s h S t e e l C o r p o r a t i o n ( I n d u s t r y ) L i m i t e d , which i s an o f f - s h o o t 
of the B r i t i s h S t e e l C o r p o r a t i o n . Although t h i s o r g a n i s a t i o n i s a 
s i g n i f i c a n t s u p p l i e r o f s m a l l p r e m i s e s i n a few s t e e l c l o s u r e a r e a s 
(Coopers and Lybrand 1980a, BSC ( I n d u s t r y ) 1982) i t does not rank 
n a t i o n a l l y a l o n g s i d e the l e v e l o f a c t i v i t y o f the o t h e r property 
p r o v i d e r s c o n s i d e r e d i n the study. 

Summary of con t e n t s 

The study commences with a broad overview o f the s m a l l - f i r m s ' 
i n d u s t r i a l property market. T h i s i n c l u d e s a r e v i e w of the property 
problems experienced by s m a l l f i r m s and a d i s c u s s i o n o f t h e c h a r a c t e r 
i s t i c types of new p r o v i s i o n . The r e c e n t growth i n s m a l l - f a c t o r y 
investment i s i l l u s t r a t e d by r e f e r e n c e to n a t i o n a l f l o o r s p a c e data. 
F i n a l l y the c h a p t e r d e s c r i b e s a model o f the development p r o c e s s through 
which property i s t y p i c a l l y s u p p l i e d . 

A f t e r an i n t r o d u c t i o n to the c o n t e x t o f r e c e n t b u i l d i n g a c t i v i t y , 
the t h e s i s i s s t r u c t u r e d around the f i n d i n g s r e l a t i n g t o each agency 
commencing with t h r e e c h a p t e r s c o v e r i n g the s t r u c t u r e o f l o c a l a u t h o r i t y 
( i n c l u d i n g Mew Town) p r o v i s i o n , the geography of l o c a l a u t h o r i t y i n v e s t 
ment i n s m a l l f a c t o r i e s and the management and l e t t i n g o f the premises. 
The i n f o r m a t i o n i n t h e s e c h a p t e r s ( T h r e e t o F i v e ) i s drawn l a r g e l y 
from the p o s t a l q u e s t i o n n a i r e survey o f E n g l i s h l o c a l a u t h o r i t i e s and 
Mev/ Towns. The survey p r o v i d e s data on a range o f i s s u e s connected 
with s m a l l - f a c t o r y development programmes, i n c l u d i n g the number and 
type of premises s u p p l i e d and the e s t a t e management and t e n a n t s e l e c t i o n 
p o l i c i e s pursued. The survey a c h i e v e d a h i g h r e s p o n s e r a t e and 
consequently the r e s u l t s provide a r e l i a b l e i n d i c a t i o n o f the nature 
and e x t e n t of l o c a l - a u t h o r i t y a c t i v i t y . 

Chapter S i x proceeds v;ith an examination o f the o t h e r two most 
important p u b l i c p r o v i d e r s i n England, namely the Development Commission 
and E n g l i s h E s t a t e s . T h i s c h a p t e r o u t l i n e s the geography and c h a r a c t e r 
of these a g e n c i e s ' p r o v i s i o n between 1976 - 1982 and i s based on 
i n f o r m a t i o n drawn from i n t e r v i e w s w i t h o f f i c i a l s o f the o r g a n i s a t i o n s 
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and p u b l i s h e d data from annual r e p o r t s and the r e s e a r c h f i n d i n g s o f 
o t h e r s t u d i e s . The ch a p t e r h i g h l i g h t s the p o l i c y changes in t r o d u c e d 
by the a g e n c i e s f o l l o w i n g r e c e n t Government r e v i e w s o f t h e i r a c t i v i t i e s . 

Chapter Seven examines p r i v a t e - s e c t o r p r o v i s i o n o f s m a l l p r e m i s e s . 
D i f f e r e n t types o f pro p e r t y developer a r e d i s t i n g u i s h e d and the 
i n f l u e n t i a l r o l e o f e s t a t e agents i s drawn a t t e n t i o n t o . Re c e n t t r e n d s 
i n i n d u s t r i a l p roperty development a r e d i s c u s s e d and the c a s e s t u d i e s 
i n the second h a l f o f the c h a p t e r p r o v i d e a d e t a i l e d breakdown of the 
investment p a t t e r n s o f f i v e a g e n c i e s . The impact o f the Government's 
tax allowance scheme to encourage s m a l l - f a c t o r y p r o v i s i o n i s a l s o 
d i s c u s s e d . 

Chapter E i g h t t a k e s the r e s e a r c h a s t a g e f u r t h e r by examining 
the c h a r a c t e r o f the ten a n t s o f d i f f e r e n t d e v e l o p e r s ' p r e m i s e s . T h i s 
p a r t o f the t h e s i s i s based on the c a s e - s t u d y o f the C o r n i s h p r o p e r t y 
market which examines the aggregate p a t t e r n o f new f a c t o r y p r o v i s i o n 
i n the county and t e s t s the importance o f b u i l d i n g and l e t t i n g p o l i c i e s 
on the d i s t r i b u t i o n o f s m a l l - f i r m a c t i v i t y a t the l o c a l s c a l e . 

F i n a l l y , Chapter Nine reviev/s the p r i n c i p a l e m p i r i c a l f i n d i n g s 
of the study and makes c e r t a i n p o l i c y recommendations. I t i s argued 
t h a t property i n i t i a t i v e s s hould c o n t i n u e to p l a y a key p a r t w i t h i n 
p u b l i c p o l i c y , although v/ith a g r e a t e r f o c u s on s p e c i f i c s e c t i o n s o f 
the market and w i t h g r e a t e r m o n i t o r i n g o f t h e l o c a l accommodation needs 
o f i n d u s t r y . The c o n c l u s i o n s emphasise the importance o f the mediating 
i n f l u e n c e o f the pro p e r t y i n d u s t r y i n i n t e r p r e t i n g the needs of indus t r y . 
The r o l e of e s t a t e management p o l i c i e s and a l l o c a t i o n p rocedures i n 
f a s h i o n i n g the l o c a l d i s t r i b u t i o n o f s m a l l - b u s i n e s s a c t i v i t y i s a l s o 
h i g h l i g h t e d . 

The i n s p i r a t i o n f o r t h i s t h e s i s was the comparison between S o c i a l 
and I n d u s t r i a l Geography. I n p r o g r e s s i n g the study i t became e v i d e n t 
t h a t t h e r e was l i t t l e e x i s t i n g data w i t h which to t e s t the r e l e v a n c e 
of housing concepts to the s m a l l - f i r m s ' p r o p e r t y market. I t was, 
t h e r e f o r e , n e c e s s a r y to assemble an o r i g i n a l data base through q u e s t i o n 
n a i r e and f i e l d s u r v e y s . The e x t e n t o f e m p i r i c a l data c o l l e c t i o n 
r e q u i r e d n e c e s s a r i l y l i m i t e d the scope f o r examining s p e c i f i c conceptual 
models. At s e v e r a l s t a g e s d u r i n g the r e s e a r c h l i n k s are made between 
the two d i s c i p l i n e s : i n Chapter Four, f o r example, r e f e r e n c e i s made 
to the r o l e o f decisi o n - m a k e r s i n i n f l u e n c i n g l e v e l s o f supply; i n 
Chapter F i v e the a l l o c a t i o n p o l i c i e s o f e s t a t e managers a r e r e l a t e d 
to the goal s o f these " g a t e k e e p e r s " and i n Chapter E i g h t the i n f l u e n c e 
of s e l e c t i o n p o l i c i e s on the tena n t p r o f i l e s of i n d u s t r i a l e s t a t e s 
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NOTES ON CHAPTER ONE 

(1) For an a l t e r n a t i v e v i e w p o i n t on t h i s i s s u e see F o t h e r g i l l and 
Gudgin (1979) and S t o r e y ( 1 9 8 0 ) . 

(2) The VAT data d i s t i n g u i s h " p r o d u c t i o n " a c t i v i t i e s , which i s roughly 
e q u i v a l e n t to manufacturing: the o t h e r s e c t o r s d i s t i n g u i s h e d i n 
the VAT r e c o r d s a r e c o n s t r u c t i o n , t r a n s p o r t , w h o l e s a l e , r e t a i l , 
f i n a n c e , property and p r o f e s s i o n a l s e r v i c e s , c a t e r i n g , motor t r a d e s , 
a g r i c u l t u r e and o t h e r s e r v i c e s . F o r a d i s c u s s i o n of t h e s e d a t a 
see appendix to Ganguly ( 1 9 8 3 ) . 

( 3 ) View expressed by Alan Barlow, Coopers and Lybraind (December 1980). 

i s examined to t e s t whether i t i s c h o i c e or c o n s t r a i n t t h a t determines 
where s m a l l f i r m s l o c a t e . The main r e s u l t o f the r e s e a r c h n o n e t h e l e s s 
remains the c o l l e c t i o n o f new data which p o i n t s the way to f u r t h e r 
s t u d i e s which draw on the housing l i t e r a t u r e to advance our under
s t a n d i n g of the i n d u s t r i a l l o c a t i o n p r o c e s s . 
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CHAPTER VflO: THE SMALL-FIRMS' INDUSTRIAL PROPERTY MARKET 

2.1 INTRODUCTION 

The s m a l l - f i r m s ' i n d u s t r i a l p r o p e r t y market has been undergoing 
r a p i d change s i n c e the mid-1970s. U n t i l then the i s s u e of advance 
f a c t o r y p r o v i s i o n had been viewed l a r g e l y i n r e g i o n a l terms as an 
i n c e n t i v e to encourage inward i n v e s t m e n t i n t o A s s i s t e d A r e a s . The 
a v a i l a b i l i t y of s u i t a b l e s i t e s and p r e m i s e s was shown c o n s i s t e n t l y 
to be a major i n f l u e n c e on the l o c a t i o n d e c i s i o n s of e s t a b l i s h e d f i r m s 
t r a n s f e r r i n g p roduction or opening new branches (Department o f Trade 
and I n d u s t r y 1974, Townroe 1979). Subsequently, however, the i n c r e a s e 
i n awareness o f the importance o f s m a l l f i r m s , and the d e c l i n e i n l o c a l 
economies, f o c u s s e d a t t e n t i o n on the supply o f s m a l l p r e m i s e s throughout 
the country. The idea t h a t s m a l l - f i r m a c t i v i t y had been c o n s t r a i n e d 
by a shortage of s u i t a b l e accommodation now became p r e v a l e n t , and t h i s 
l e d to a r a p i d expansion i n the l e v e l of s p e c u l a t i v e p r o v i s i o n f o r 
s m a l l f i r m s . 

T h i s c h a p t e r p r o v i d e s a g e n e r a l r e v i e w of the s m a l l - f i r m s ' 
i n d u s t r i a l p roperty market commencing w i t h an examination o f the accomm
odation problems faced by s m a l l f i r m s and the types of new property 
t h a t a r e a v a i l a b l e . The c h a p t e r examines n a t i o n a l f l o o r s p a c e data 
to i n d i c a t e the p r o p o r t i o n of the i n d u s t r i a l s t o c k i n s m a l l premises, 
and a l s o c o n s i d e r s s p a t i a l v a r i a t i o n s i n i t s d i s t r i b u t i o n . F i n a l l y , 
a g e n e r a l model of the development p r o c e s s i s put forward i n o r der 
to o u t l i n e the s t a g e s i n v o l v e d i n the c o n v e r s i o n of v a c a n t s i t e s i n t o 
f a c t o r y e s t a t e s . T h i s model i n d i c a t e s the agents t y p i c a l l y i n v o l v e d 
i n the p r o v i s i o n of premises and t h e i r r e s p e c t i v e c o n t r i b u t i o n s to 
b u i l d i n g p r o j e c t s . 

2.2. SMALL FIRMS AND THE PROBLEM OF PROPERTY PROVISION 
Undoubtedly the major i s s u e r e g a r d i n g the a v a i l a b i l i t y of premises 

f o r s m a l l e r companies has been the s u g g e s t i o n t h a t a shortage o f 
s u i t a b l e accommodation has c o n s t r a i n e d the development of s m a l l - b u s i n e s s 
a c t i v i t y . A r e p o r t f o r C e n t r a l Government has argued t h a t : 

" . . . t h e r e i s c l e a r ' evidence t h a t the s h o r t a g e of premises has 
c o n s t r a i n e d the e s t a b l i s h m e n t and development of s m a l l f i r m s ; 
the p r o v i s i o n of premises on s u i t a b l e terms has undoubtedly i t s e l f 
had the e f f e c t of s t i m u l a t i n g the f o r m a t i o n o f new f i r m s and the 
growth of e x i s t i n g s m a l l f i r m s " . 

(Coopers and Lybrand 1980 p . i i ) 
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No d i r e c t measures e x i s t of the demand-supply b a l a n c e of s m a l l 
u n i t s , and consequently Coopers and Lybrand based t h e i r c o n c l u s i o n s 
on a number of i n d i r e c t i n d i c a t o r s . F i r s t l y , they o b s e r v e d t h a t the 
number of e n q u i r i e s and a p p l i c a t i o n s s u b s t a n t i a l l y exceeded the number 
o f s m a l l premises coming on to the market. They quoted, f o r example, 
the case of an inner-London borough where over a 6 month p e r i o d t h e r e 
were 34 e n q u i r i e s f o r every u n i t below 2,500 s q . f t . a d v e r t i s e d . 
Secondly, the ease with which s m a l l u n i t s had been l e t and the low 
i n c i d e n c e of v o i d s were noted. F i n a l l y , the a b i l i t y o f d e v e l o p e r s 
to i n c r e a s e r e n t s without c u t t i n g o f f demand was taken to i n d i c a t e 
the s t r e n g t h of demand f o r s m a l l f a c t o r i e s . 

The importance of property c o n s i d e r a t i o n s has been supported i n 
v a r i o u s s u r v e y s of s m a l l e n t r e p r e n e u r s ' o p i n i o n s on the p r i n c i p a l 
problems f a c e d by t h e i r b u s i n e s s . Commonly, accommodation problems 
have been ranked h i g h amongst the l i s t o f c o n s t r a i n t s on t h e i r f i r m s 
(Thomas 1978, R a n d a l l and Barrow 1981, G l y n - J o n e s 1982). But s u r v e y s 
which r e l y s o l e l y on e n t r e p r e n e u r s ' own viev/s a r e d i f f i c u l t t o e v a l u a t e , 
p a r t i c u l a r l y as businessmen are l i k e l y to be r e l u c t a n t to admit to 
t h e i r weaknesses as managers, which may be a more fundcunental cause 
f o r b u s i n e s s f a i l u r e . I n a comparative study o f s m a l l - b u s i n e s s a c t i v i t y 
i n Merseyside and Manchester, L l o y d and D i c k e n (1982) suggested t h a t 
accommodation d i f f i c u l t i e s were secondary problems t h a t only became 
apparent a f t e r more p r e s s i n g needs o f s u r v i v a l had been r e s o l v e d . 
Nonetheless, L l o y d and Dicken i d e n t i f i e d a need to enhance the property 
s t o c k , p a r t i c u l a r l y to a s s i s t new v e n t u r e s and the r e l o c a t i o n of 
expanding f i r m s . 

At the r o o t o f the accommodation problem i s the f a c t t h a t most 
s m a l l f i r m s a r e unable to add to the s t o c k o f premises, by b u i l d i n g 
t h e i r own new property, because o f s h o r t a g e s o f c a p i t a l and the 
d i f f i c u l t y i n o b t a i n i n g long-term l o a n s . T h i s i s compounded by the 
f a c t t h a t i n the p a s t i n d u s t r i a l p r o p e r t y d e v e l o p e r s have not been 
favourably d i s p o s e d towards the b u i l d i n g o f s m a l l u n i t s , s i n c e they 
a r e more ex p e n s i v e to manage and i n v o l v e g r e a t e r r i s k o f non-payment 
of r e n t and o f poor maintenance by the t e n a n t . They a l s o s u f f e r from 
high b u i l d i n g c o s t s i n r e l a t i o n to the amount o f s a l e a b l e space. I n 
a d d i t i o n , i t i s c l e a r t h a t the p r i v a t e s e c t o r has f a i l e d to i n v e s t 
i n i n d u s t r i a l r e h a b i l i t a t i o n . The a v a i l a b l i l i t y , e s p e c i a l l y i n the 
i n n e r c i t i e s , o f a s t o c k o f l a r g e v a c a n t p r e m i s e s has not produced 
a s t r o n g programme of c o n v e r s i o n and s u b - d i v i s i o n t o meet the demand 
f o r s m a l l u n i t s . Such work as has been undertaken has commonly depended 
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on funding from l o c a l a u t h o r i t i e s and c h a r i t a b l e t r u s t s and has o f t e n 
r e s u l t e d from the e f f o r t s o f " a r c h i t e c t - i n i t i a t o r s " (Topham 1978). 
F a l k (1978) r e p o r t e d t h a t although t h e r e was o v e r 1.4 m i l l i o n s q . f t . 
o f vacant i n d u s t r i a l f l o o r s p a c e i n the p l a n n i n g d i s t r i c t o f North 
Southwark i n London, p r i v a t e l y funded c o n v e r s i o n schemes were ver y 
r a r e . R e f u r b i s h e d premises have a t t r a c t e d a h i g h l e v e l o f s n a i l - b u s i n e s s 
demand (Green and Foley 1982), but whether because o f h i g h b u i l d i n g 
c o s t s and p l a n n i n g u n c e r t a i n t i e s , or a s V / o r t h i n g t o n and E l e y (1978) 
suggest, because o f the extreme c o n s e r v a t i s m o f f i n a n c i a l i n s t i t u t i o n s , 
r e l a t i v e l y few schemes have been undertaken. C e r t a i n i n n e r - c i t y 
manufacturing a r e a s may have been s u f f e r i n g from the i n d u s t r i a l 
e q u i v a l e n t of " r e d - l i n i n g " . 

I t i s not s i m p l y i n c i t i e s t h a t the development of s m a l l f i r m s 
has been c i r c u m s c r i b e d by s h o r t a g e s o f p r e m i s e s . I n Nevy Towns, and 
p a r t i c u l a r l y those developed on g r e e n f i e l d s i t e s , the absence o f an 
i n h e r i t e d s t o c k of cheap, o l d premises has been a p a r t i c u l a r d i f f i c u l t y 
f o r the development o f s m a l l b u s i n e s s e s . An examination o f the 1971 
Census data r e v e a l s t h a t w h i l e 7.5% o f t o t a l j o b s were i n s e l f -
employment amongst New Towns i n B r i t a i n the average was o n l y 3.5% ( 1 ) . 
Beyond t h i s , s i m i l a r s h o r t a g e s have been i d e n t i f i e d i n v i l l a g e s and 
s h i r e towns. The p l a n n i n g system i n i t s e f f o r t s to p r o t e c t good 
a g r i c u l t u r a l l and and to conserve the v i s u a l q u a l i t i e s o f v i l l a g e and 
r u r a l landscape has provided an important check on i n d u s t r i a l p r o p e r t y 
development. For example, i n C o r n w a l l the Development Commission's 
advance f a c t o r y programme has a t v a r i o u s times s u f f e r e d s i g n i f i c a n t 
s e t b a c k s because o f d i f f i c u l t y i n f i n d i n g s i t e s a c c e p t a b l e to county 
and d i s t r i c t p l a n n e r s and the p u b l i c ( C h a p t e r E i g h t ) . Although l o c a l 
a u t h o r i t y p o l i c i e s have been becoming more s y m p a t h e t i c t o the needs 
o f s m a l l b u s i n e s s and employers g e n e r a l l y (JURUE 1983), the p l a n n i n g 
system i s s t i l l o f t e n regarded as a s e r i o u s o b s t a c l e t o s m a l l - f i r m 
development. 

\//hile t h e r e a r e undoubtedly supply problems i n both urban and 
r u r a l l o c a t i o n s , i t i s a l s o arguable t h a t the b e h a v i o u r o f s m a l l f i r m s 
imposes a d d i t i o n a l l i m i t a t i o n s . For example, i t i s n o r m a l l y the f i r m ' s 
owner-manager who undertakes the s e a r c h f o r new accommodation and, 

i n order to minimise d i s r u p t i o n to the normal round o f b u s i n e s s d u t i e s , 
s e a r c h i n g i s o f t e n combined wi t h o t h e r p e r s o n a l and work j o u r n e y s . 
Informal c o n t a c t s w i t h employees, s u p p l i e r s and customers may, t h e r e f o r e , 
be the important source of i n f o r m a t i o n on v a c a n t p r o p e r t i e s and i t 
may w e l l be somewhat haphazard ( s e e Malinowski and K i n n a r d 1961 and 
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C h a l k l e y 1978). Furthermore, a c h a r a c t e r i s t i c o f s m a l l f i r m s i s t h a t 
when s e e k i n g premises the seau^ch a r e a i s t y p i c a l l y v e r y c o n s t r a i n e d . 
C h a l k l e y (1978) found t h a t amongst a sample o f s m a l l f i r m s i n Leeds 
f a c e d with the need to r e l o c a t e , over h a l f d e f i n e d s e a r c h a r e a s of 
l e s s than 10 square k i l o m e t r e s and a t h i r d gave a r e a s o f l e s s than 
5 square k i l o m e t r e s . Coopers and Lybrand (1980) s u g g e s t t h a t s m a l l 
businessmen a r e r e l u c t a n t t o c o n s i d e r l o c a t i o n s beyond 30 minutes 
t r a v e l l i n g time of t h e i r home- T h i s s t r o n g p r e f e r e n c e t o remain w i t h i n 
l o c a l a r e a s i s r e l a t e d to t h e i r dependence on l o c a l l a b o u r and customers 
and to t h i s e x t e n t t h e i r d e c i s i o n s a r e r a t i o n a l . I t does, however, 
impose p r e s s u r e s on the l o c a l l y a v a i l a b l e f a c t o r y s t o c k . 

R e f l e c t i n g the s t r e n g t h o f demand f o r cheap p r e m i s e s i n l o c a l 
a r e a s , t h e r e i s a g r e a t d i v e r s i t y i n the p r o p e r t y u t i l i s e d by s m a l l 
b u s i n e s s . The t r a d i t i o n a l image of s m a l l f i r m s i s t h a t they occupy 
the v/orst premises, the sweatshops, the backyards and the rooms above 
shops i n the poorer q u a r t e r s o f towns (Goss 1 9 6 1 ) . Much o f t h i s p roperty 
was never designed f o r manufacturing use. I n some l a r g e r towns and 
c i t i e s a r e a s of s p e c i a l i s e d a c t i v i t y can a l s o be found. I n Birmingham, 
f o r example, the J e w e l l e r y Quarter grew as e s t a b l i s h e d b u s i n e s s e s m u l t i 
p l i e d by a p r o c e s s of s u b - d i v i s i o n , u s u a l l y on the b a s i s o f component 
t r a d e s , and through the occupation of a d j o i n i n g p r e m i s e s o f t e n converted 
from domestic property (VJise 1950). 

2,3 THE MAIN TYPES OF SMALL-BUSINESS PROPERTY PROVISION 
Although problems of supply have been widespread, l o c a l a u t h o r i t i e s 

and other p u b l i c development a g e n c i e s a r e r e s p o n d i n g t o the demand 
f o r s m a l l premises. The growth i n l o c a l a u t h o r i t y p r o v i s i o n i s i n d i c a t e d 
by three s u r v e y s undertaken a t d i f f e r e n t times over a ten y e a r p e r i o d . 
Camina (1974) found t h a t advance f a c t o r y b u i l d i n g by l o c a l a u t h o r i t i e s 
was l a r g e l y c onfined to county c o u n c i l s i n the A s s i s t e d A r e a s s u p p l y i n g 
u n i t s above 5,000 s q . f t . At the end o f the decade, Urbed (1979) found 
t h a t amongst a u t h o r i t i e s i n urban a r e a s , w e l l o v e r h a l f had s m a l l -
f a c t o r y programmes. The A s s o c i a t i o n o f D i s t r i c t C o u n c i l s (1980) found 
a s i m i l a r p r o p o r t i o n of a c t i v e d i s t r i c t c o u n c i l s i n England and Wales. 
The s u r v e y undertaken f o r t h i s study ( C h a p t e r T h r e e ) i n d i c a t e s t h a t 
l o c a l a u t h o r i t y p r o v i s i o n i s now widespread and no l o n g e r c o n f i n e d 
to the t r a d i t i o n a l problem a r e a s . 
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R e f l e c t i n g both the d e c l i n e i n mobile investment and the 
r e c o g n i t i o n o f the employment importance o f s m a l l f i r m s . New To\ims 
have been e n l a r g i n g t h e i r s t o c k s o f s m a l l p r e m i s e s . Some Development 
C o r p o r a t i o n s have been e s p e c i a l l y i n n o v a t i v e i n d e v e l o p i n g new forms 
of accommodation p r o v i s i o n . For example, M i l t o n Keynes has b u i l t a 
c e n t r e (CONE: C r e a t i o n of New E n t e r p r i s e ) c o n s i s t i n g o f workshops, 
shared o f f i c e s e r v i c e s and r e c e p t i o n space to p r o v i d e accommodation 
f o r new v e n t u r e s w h i l e Peterborough was amongst the f i r s t d e v e l o p e r s 
to implement a m i n i - f a c t o r y scheme d e s i g n e d to accommodate b u s i n e s s e s 
w i t h l i t t l e t r a d i n g experience (Goodrun 1980). 

Other p u b l i c developers which now have important s m a l l - f a c t o r y 
programmes ar e the Development Commission and E n g l i s h E s t a t e s . The 
Commission g i v e s p r i o r i t y to s m a l l towns and v i l l a g e s i n remoter r u r a l 
a r e a s w h i l e E n g l i s h E s t a t e s c o n c e n t r a t e s on the l a r g e r tov/ns i n the 
A s s i s t e d Areas. I n a d d i t i o n , r e c e n t Government tax i n c e n t i v e s 

( d i s c u s s e d i n Chapter Seven) and l o a n - g u a r a n t e e schemes ( J a r r e t t and 
V.'right 1082) have a t t r a c t e d more p r i v a t e investment t o s m a l l - u n i t 
c o n s t r u c t i o n . 

The p a t t e r n o f accommodation s u p p l y s h o u l d i d e a l l y r e f l e c t the 
d i v e r s i t y of f i r m s ' requirements. G i v e n , however, the i m p o s s i b i l i t y 
o f d e s i g n i n g "one-off" u n i t s f o r each i n d i v i d u a l f i r m , s p e c u l a t i v e 
d e v e l o p e r s t h i n k i n terms o f common t y p e s of accommodation. These 
t y p i c a l types of property do not form n e a t d i s c r e t e groups. The 
f o l l o w i n g c a t e g o r i s a t i o n simply i d e n t i f i e s the more c h a r a c t e r i s t i c 
forms of p r o p e r t y being s u p p l i e d and t h e t y p e s o f t e n a n t s whose needs 
they are intended to meet: 

( i ) R e f u r b i s h e d accommodation. A l i m i t e d number o f d e v e l o p e r s , 
p r i m a r i l y from the p u b l i c s e c t o r , have r e f u r b i s h e d o l d premises 
to p r ovide s m a l l - f i r m accommodation. Some have d e l i b e r a t e l y under
taken a minimum amount of r e f u r b i s h m e n t to p r o v i d e v e r y cheap 
and b a s i c accommodation: i n Devon f o r example, a former army 
cajnp was made a v a i l a b l e by the l o c a l a u t h o r i t y a f t e r l i t t l e 
a d aption of the o r i g i n a l p r o p e r t y . I n London, o l d warehouse 
accommodation i n m u l t i - s t o r e y p r o p e r t i e s has been c o n v e r t e d to 
provide v;orking communities o f d i f f e r e n t e n t e r p r i s e s under one 
ro o f . The C l e r k e n w e l l VJorkshops p r o v i d e an example o f t h i s : 
Urban Small Space L t d . obtained a l e a s e from the G r e a t e r London 
C o u n c i l on a d i s u s e d warehouse and c o n v e r t e d i t to 75 workshops 
f o r u n i t s of up to 10 people ( F r a n k l i n and S t a f f o r d 1977). As 
w e l l a s p r o v i d i n g accommodation f o r s m a l l e n t e r p r i s e s , t h i s type 
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o f scheme may a l s o b r i n g the a d d i t i o n a l b e n e f i t s o f c o n s e r v i n g 
h i s t o r i c b u i l d i n g s and environments. Another form o f r e h a b i l i t a t i o n 
i n v o l v e s the c o n v e r s i o n and s u b - d i v i s i o n o f space c u r r e n t l y under
u t i l i s e d by e x i s t i n g occupants o f b u i l d i n g s . T h i s p r o v i d e s a 
u s e f u l a d d i t i o n a l source o f income to the i n d u s t r i a l i s t l e t t i n g 
or s u b - l e t t i n g p a r t of h i s f l o o r s p a c e (Green and F o l e y 198h-). 

R e h a b i l i t a t i o n i s n o r m a l l y only worthwhile where the 
c o n v e r s i o n work can be c a r r i e d out a t a c o s t a p p r e c i a b l y belov/ 
t h a t r e q u i r e d to provide an e q u i v a l e n t new p r o p e r t y . The p r o c e s s 
of c o n v e r t i n g an o l d b u i l d i n g can be e s p e c i a l l y d i f f i c u l t i f the 
p r o p e r t y has f a l l e n i n t o d i s r e p a i r or i f the o r i g i n a l l a y o u t 
needs major a l t e r a t i o n , Duffy e t a l (1980) note t h a t much o f 
i n n e r - c i t y stock i s u n s u i t a b l e f o r r e f u r b i s h m e n t , b e i n g too l a r g e 
to s e r v i c e the requirements o f s m a l l f i r m s a t a c o s t they can 
a f f o r d . The n e c e s s i t y o f conforming to modern b u i l d i n g and f i r e 
r e g u l a t i o n s can add c o n s i d e r a b l y t o the c o s t s o f c o n v e r t i n g o l d 
premises (Topham 1978). n o n e t h e l e s s , where the c o n v e r s i o n c o s t s 
can be kept low. Green and F o l e y (1962) have shovm t h a t r e 
h a b i l i t a t i o n i s a f e a s i b l e means o f p r o v i d i n g accommodation: 
t h e i r f i g u r e s i n d i c a t e c o n v e r s i o n c o s t s to be on average £2.17 
per s q . f t . whereas E n g l i s h E s t a t e s e s t i m a t e a c o s t o f £15 per 
s q . f t . f o r b u i l d i n g new u n i t s . Consequently c o n v e r t e d premises 
can be made a v a i l a b l e a t much cheaper r e n t a l s than t h o s e f o r nev; 
b u i l d i n g s . 

I n many c a s e s converted p r o p e r t y i s a s s o c i a t e d v/ith f l e x i b l e 
management terms t h a t a l l o w s h o r t - t e r m t e n a n c i e s . T h i s , combined 
w i t h lower r e n t a l s , make r e f u r b i s h e d u n i t s p a r t i c u l a r l y a t t r a c t i v e 
f o r new v e n t u r e s e n t e r i n g the p r o p e r t y market f o r the f i r s t time. 
Fagg (1973 p.405) suggested t h a t a s new v e n t u r e s need to devote 
t h e i r f i n a n c i a l r e s o u r c e s to p r o d u c t i o n , they a r e p a r t i c u l a r l y 
anxious to r e n t s m a l l , very cheap p r e m i s e s . S i m i l a r l y , Thomas 
(1975 p.255) i n d i c a t e d t h a t modern " n u r s e r y " u n i t s p l a y a l e s s 
important r o l e than o l d e r p r e m i s e s i n the e s t a b l i s h m e n t o f new 
f i r m s , 

( 2 ) New s t a r t - u p or " n u r s e r y " accommodation. The i d e a behind 
the p r o v i s i o n of nursery accommodation i s to b u i l d very s m a l l 
premises of only a few hundred square f e e t s u i t a b l e f o r new 
b u s i n e s s e s . One of the most p r o g r e s s i v e d e v e l o p e r s i n t h i s type 
o f accommodation has been Peterborough Development C o r p o r a t i o n 
which has been b u i l d i n g m i n i - f a c t o r i e s s i n c e 1974. By 1980, t h i s 
r:ew Town had s u p p l i e d over 100 u n i t s up t o 1,500 s q . f t . i n s i z e 
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i n 4 n u r s e r y - f a c t o r y schemes (Goodrun 1980). Each scheme c o n s i s t s 
o f t e r r a c e s o f small u n i t s b u i l t around shared p a r k i n g and s e r v i c e 
areas. To minimise r e n t s , design and c o n s t r u c t i o n have been kept 
simple; even so r e n t a l s i n 1980 a t £2.00 per s q . f t . were double 
those Green and Foley (1982) found f o r converted premises i n West 
Yor k s h i r e . The p r o f i l e o f tenants occupying the m i n i - f a c t o r i e s 
bears out the suggestion o f Thomas (1976) t h a t few occupants v;ould 
be genuinely new businesses: f o r l e s s than a q u a r t e r o f tenants 
was a m i n i - f a c t o r y t h e i r f i r s t i n d u s t r i a l p r o p e r t y (Goodrun 1980). 
Nonetheless, most tenants had o n l y a fev/ years t r a d i n g experience 
gained w i t h i n the Peterborough area, i n d i c a t i n g t he p a r t i c u l a r 
r o l e played by t h i s p r o p e r t y i n f u r t h e r i n g the development o f 
y o u t h f u l e n t e r p r i s e s . 

(3) Shared-service accommodation. The r a t i o n a l e behind t h i s type 
o f p r o v i s i o n i s t h a t small f i r m s , and p a r t i c u l a r l y nev/ s t a r t s , 
need c e r t a i n s e r v i c e s t h a t they c o u l d not a f f o r d to buy on t h e i r 
ov/n account f o r t h e i r e x c l u s i v e use, and t h a t p r o v i s i o n o f these 
s e r v i c e s at an a f f o r d a b l e p r i c e c o u l d c o n t r i b u t e s i g n i f i c a n t l y 
t o ensuring the s u r v i v a l and growth o f e n t e r p r i s e s . A fev; 
developers have recognised t h i s p o t e n t i a l by p r o v i d i n g accomm
oda t i o n plus s u p p o r t i n g s e r v i c e s a v a i l a b l e t o t e n a n t f i r m s on 
a shared basis. The m a j o r i t y o f schemes implemented have r e l i e d 
w h o lly or i n l a r g e p a r t on f i n a n c e p r o v i d e d by the p r i v a t e s e c t o r 
(Department o f I n d u s t r y and S h e l l UK 1982). 

There have been tv/o broad c a t e g o r i e s o f shared-service 
schemes: one aimed a t c o n v e n t i o n a l business, and the o t h e r 
d i r e c t e d at high-technology i n d u s t r i e s . I n the former group, 
the common se r v i c e s t y p i c a l l y comprise s e c r e t a r i a l f a c i l i t i e s , 
business advice, p h y s i c a l f a c i l i t i e s ( f o r example, conference 
rooms and canteen s e r v i c e s ) and i n some schemes access t o computer 
resources has a l s o been p r o v i d e d . One example i s Birmingham's 
New E n t e r p r i s e V/orkshops, v;here shared f a c i l i t i e s have been made 
a v a i l a b l e as p a r t o f a refurbishment p r o j e c t . Tenants pay a l i c e n c e 
fee v;hich was a maximum o f £4.75 per s q . f t . ( i n 1982) and i n c l u d e s 
charges f o r both accommodation and s e r v i c e use. 

A more s p e c i a l i s e d form o f p r o p e r t y p r o v i s i o n i s the shared-
s e r v i c e scheme d i r e c t e d a t nev/ i n n o v a t i v e companies v/orking i n 
advanced technologies. This type o f development i s u s u a l l y assoc
i a t e d w i t h a University-based science park and p r o v i d e s convent
i o n a l shared services and access t o the U n i v e r s i t y ' s f a c i l i t i e s . 
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One example, i s the incubator b u i l d i n g a t Warwick U n i v e r s i t y ' s 
science p ^ k provided w i t h f i n a n c e from l o c a l a u t h o r i t i e s and 
Barclays Bank. The b u i l d i n g p r o v i d e s 12,000 s q . f t . o f l e t t a b l e 
space i n u n i t s o f 1,000 s q . f t . and upwards vjhich a r e reserved 
f o r entrepreneurs d i r e c t l y from the U n i v e r s i t y and o u t s i d e ventures 
engaged i n advanced technologies t h a t wish t o draw on the resources 
o f the U n i v e r s i t y (LEDIS 1983). 

(4) F l a t t e d f a c t o r i e s . I n c e r t a i n i n d u s t r i e s - t e x t i l e s , f u r n i t u r e 
and c l o t h i n g i n p a r t i c u l a r - i t has been t r a d i t i o n a l l y the case 
t h a t s m a l l f i r m s rented f a c t o r y space i n a l a r g e r , m u l t i - s t o r e y 
b u i l d i n g . I n the c l o t h i n g i n d u s t r y t h e r e are many cases o f f l a t t e d 
f a c t o r i e s b u i l t by p r i v a t e developers betv;een the tv;o v/ars or 
o f l a r g e r f i r m s b u i l d i n g premises w i t h the c l e a r i n t e n t i o n o f 
l e t t i n g a s u b s t a n t i a l p a r t o f i t t o s m a l l e r f i r m s (Goss 1961). 
Later f l a t t e d f a c t o r i e s were seen by tovm planners as a s o l u t i o n 
t o urban i n d u s t r i a l problems as they reduce the impact o f land 
costs i n c e n t r a l areas and are capable o f accommodating many f i r m s 
on a small s i t e . One o f the e a r l i e s t examples i s the two separate 
blocks o f f l a t t e d f a c t o r i e s e r e c t e d i n c e n t r a l Birmingham i n 1958. 
These were a response t o the r e l o c a t i o n o f small f i r m s t h a t were 
being d i s p l a c e d by c i t y redevelopment schemes. But f l a t t e d 
f a c t o r i e s i n Birmingham, and elsewhere, were found not t o be 
popular w i t h d i splaced f i r m s who p r e f e r g r o u n d - f l o o r premises, 
and the lower r e n t a l s u s u a l l y a v a i l a b l e f o r premises i n l e s s -
c e n t r a l l o c a t i o n s . I n e f f e c t , f l a t t e d f a c t o r i e s have been occupied 
predominantly by those e n t e r p r i s e s which might n o r m a l l y be housed 
i n o f f i c e accommodation ( f o r example, photographers* workshops). 
For these reasons f l a t t e d - f a c t o r y accommodation i s r a r e l y b u i l t 
today, except where i t i s pr o v i d e d through the r e h a b i l i t a t i o n 
o f o l d , m u l t i - s t o r e y b u i l d i n g s . 

(5) Terraced f a c t o r i e s . Undoubtedly the most common form o f new 
p r o v i s i o n f o r small f i r m s has been the b u i l d i n g o f standard 
i n d u s t r i a l u n i t s betv/een 1,000 s q . f t . t o 4,000 s q . f t . i n t e r r a c e d 
form. This reduces b u i l d i n g c osts and a l l o w s some f l e x i b i l i t y 
i n the p a r t i t i o n i n g o f space so t h a t the s i z e o f i n d i v i d u a l 
p r o p e r t i e s can be changed. The t e r r a c e d form i s not a new idea; 
examples can be found on some o f the e a r l i e s t t r a d i n g e s t a t e s 
i n c l u d i n g T r a f f o r d Park and Slough, b u t the design i s p a r t i c u l a r l y 
s u i t e d t o small businesses l o o k i n g f o r r e l a t i v e l y low-cost 
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accommodation w i t h o u t the need f o r d i s t i n c t i v e premises or 
a d j o i n i n g land f o r p o s s i b l e expansion. Terraces are u s u a l l y s i n g l e 
s t o r e y , but the i n d i v i d u a l s p e c i f i c a t i o n o f u n i t s can vary q u i t e 
w i d e l y . Public developers may take a " b a r e - s h e l l " approach, 
a l l o w i n g the occupant t o adapt the p r o p e r t y as the needs o f the 
business change. The p r i v a t e developer tends t o p r e f e r a high 
standard o f u n i t w i t h , f o r example, separate o f f i c e accommodation 
and m u l t i p l e access t o the p r o p e r t y . 

(6) Detached and semi-detached f a c t o r i e s . Tov/ards the l a r g e r 
end o f the s m a l l - f a c t o r y market, detached and semi-detached 
premises have been s u p p l i e d . This type o f p r o v i s i o n tends t o 
be r e l a t i v e l y r a r e because o f the h i g h b u i l d i n g c o s t s compared 
w i t h t e r r a c e d c o n s t r u c t i o n . Examples can be found w i t h i n the 
Development Commission's advance f a c t o r y prograimme v/hich has 
included the supply o f detached and semi-detached f a c t o r i e s i n 
remote l o c a t i o n s . A few p r i v a t e developers have a l s o i n c l u d e d 
small premises on t h e i r e s t a t e s , aiming t o a t t r a c t e s t a b l i s h e d 
small businesses t h a t are seeking i n d i v i d u a l i s t i c premises. 

(7) Science park and high-technology parks. The concept o f a 
science park has evolved from changing t e c h n o l o g i e s i n i n d u s t r y 
and the prop e r t y requirements v;hich f l o w from these. Derived 
from the American example, B r i t i s h science parks have been s e t 
up i n cooperation w i t h U n i v e r s i t i e s and con c e n t r a t e on p r o v i d i n g 
accommodation t o research-based a c t i v i t i e s . Two l o n g e s t a b l i s h e d 
U n i v e r s i t y science parks are those a t Heriot-V/att (Edinburgh) 
and Cambridge. I n Cambridge, the common arrangement i s f o r T r i n i t y 
College (the ov/ner and developer) t o c o n s t r u c t u n i t s t o tenants' 
s p e c i f i c a t i o n s ( i n c l u d i n g l a r g e f a c t o r i e s ) who then take a lease 
on the completed p r o p e r t y . Smaller u n i t s o f up to 2,000 s c . f t . 
have a l s o been developed on a s p e c u l a t i v e b a s i s , but a l l tenants 
must demonstrate research l i n k s w i t h the U n i v e r s i t y (V.'illiams 
1984). Rents on these small u n i t s were £3.00 t o £3.50 i n 1982. 

Other science parks, f o r example, Birchwood (V.'arrington) 
and Aztec V/est ( B r i s t o l ) have no f o r m a l l i n k s w i t h U n i v e r s i t i e s 
and are s i m i l a r to- high-technology e s t a t e s . The o b j e c t i v e i s 
to provide b u i l d i n g s w i t h f l e x i b l e designs t o a l l o w a mixture 
o f research and maiiufacturing a c t i v i t i e s w i t h i n an environment 
close t o establishments working i n s i m i l a r t e c h n o l o g i e s . The 
mix o f uses w i t h i n i n d i v i d u a l b u i l d i n g s d i f f e r s markedly from 
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those on a t r a d i t i o n a l e s t a t e because o f a much hi g h e r p r o p o r t i o n 
o f o f f i c e and l a b o r a t o r y space. High-technology e s t a t e s r e q u i r e 
the g r a n t i n g o f s p e c i a l p l a n n i n g permission t o a l l o w m u l t i p l e 
a c t i v i t i e s . The 1983 Finance Act recognised the denand f o r t h i s 
type o f p r o p e r t y by i n c r e a s i n g the p r o p o r t i o n o f o f f i c e space 
i n f a c t o r i e s e l i g i b l e f o r I n d u s t r i a l B u i l d i n g Allowances from 
10% t o 25% o f t o t a l f loorspace (see Chapter Seven). High-technology 
parks tend t o be c h a r a c t e r i s e d by h i g h q u a l i t y development, o f t e n 
o f f u t u r i s t i c design, set i n a well-landscaped environment. V.Tiilst 
the "pure" science park tends t o r e l y on p u b l i c f i n a n c e , h i g h -
technology e s t a t e s have a t t r a c t e d s i g n i f i c a n t p r i v a t e investment. 

2.4 THE QUANTITATIVE DIMENSION TO TI-fE PROVISION OF PREMISES 
The o v e r a l l c o n t r i b u t i o n made by these v a r i o u s types o f p r o p e r t y 

t o the expansion o f the s m a l l - f a c t o r y s t o c k can be gauged through an 
examination o f n a t i o n a l floorspace s t a t i s t i c s ( a l t h o u g h t h i s does not 
allo w i n d i v i d u a l categories o f p r o p e r t y t o be i d e n t i f i e d ) . Department 
o f the Environment floorspace data are the best a v a i l a b l e source o f 
i n f o r m a t i o n on i n d u s t r i a l p r o p e r t y , even though they present the 
researcher v/ith c e r t a i n problems: namely; 

( i ) the data are c o l l e c t e d from D i s t r i c t Valuer's r a t i n g records 
r e t u r n e d t o the Department o f the Environment v/ho compile the 
s t a t i s t i c s . The means o f c o l l e c t i o n l e a d t o a tendency f o r the 
data t o r e l a t e t o the p a r t i c u l a r times o f the year v/hen i n d i v i d u a l 
D i s t r i c t Valuers undertake t h e i r survey v/ork, r a t h e r than t o a c t u a l 
b u i l d i n g completion dates. 

( i i ) The data do not d i s t i n g u i s h the developer r e s p o n s i b l e f o r 
the u n i t s . 
( i i i ) The d e f i n i t i o n o f use classes i s based upon the occupant 
r a t h e r than the type o f p r o p e r t y . This means t h a t hereditaments 
may be c l a s s i f i e d as warehouses even i f manufacturing i s undertaken 
i n the premises, as long as i t i s not the main use. Consequently 
a f u l l examination o f the e x t e n t o f s m a l l - i n d u s t r i a l accommodation 
needs t o tal<e note o f the p o s s i b i l i t y o f some smal l businesses 
o b t a i n i n g "v/arehousing" p r o p e r t y . (2) 

( i v ) The floorspace data are deemed i n a p p r o p r i a t e f o r extens i v e 
o p e r a t i o n s such as i r o n and s t e e l p l a n t s , r e f i n e r i e s and f l o u r 
m i l l s v/hich are, t h e r e f o r e , excluded from the data. 

(v) The s t a t i s t i c s do not d i s t i n g u i s h betv/een occupied and 
vacated premises; both are i n c l u d e d . 
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The p r o v i s i o n o f new premises 
Despite these d i f f i c u l t i e s i t i s c l e a r t h a t there has been a 

genuine expansion i n the supply o f new u n i t s below 500 sq.m, (5,382 
s q . f t . ) . VUthin the context o f an o v e r a l l d e c l i n e i n t h e l e v e l o f 
new b u i l d i n g a c t i v i t y , the growth i n the small-business s e c t o r assumes 
a r e l a t i v e l y important r o l e ( F igure 2.1). Indeed, between 1979 - 1981 
the t o t a l amount o f floorspace provided i n new u n i t s o f under 500 sq.m. 
v/as g r e a t e r than the t o t a l nev; f l o o r s p a c e i n hereditaments o f over 
10,000 sq.m. (107,640 s q . f t . ) . I n England as a whole, f l o o r s p a c e 
provided i n premises of under 500 sq.m. v/as 10.5% o f t h e t o t a l nev/ 
f l o o r area b u i l t i n 1976/77 but t h i s had r i s e n t o 18.5% i n 1960/31. 

The increase i n s m a l l - u n i t p r o v i s i o n has occurred i n a l l p a r t s 
o f the c o u n t r y , a l b e i t less e m p h a t i c a l l y i n the Northern r e g i o n and 
i n Yorkshire and Humberside (Table 2.1). The n o r t h e r n r e g i o n i s 
c h a r a c t e r i s e d by a low incidence o f small-business a c t i v i t y (Northern 
Regional Strategy Team 1977) and the c o m p a r a t i v e l y low p r o p o r t i o n o f 
new s m a l l - f a c t o r y space i s , t h e r e f o r e , n o t s u r p r i s i n g . I t i s less c l e a r 
v/hy Yorkshire and Humberside should have a s i m i l a r l y lev; p r o p o r t i o n 
of new floorspace i n sm.all u n i t s , a l t h o u g h t h i s may p a r t l y be r e l a t e d 
to the large amounts of o l d m i l l accommodation a v a i l a b l e a t lov/ p r i c e s 
i n the r e g i o n . The East Midlands has the h i g h e s t c o n c e n t r a t i o n o f 
new f a c t o r y space i n small premises c o n t i n u i n g t h i s area's t r a d i t i o n a l 
dependence on the small-business s e c t o r f o r a l a r g e number o f i t s jobs 
( F o t h e r g i l l and Gudgin 1982). 

But d e s p i t e the grov;th i n p r o v i s i o n , Table 2.1 a l s o shov;s t h a t 
the annual increments i n new small p r o p e r t i e s have had a m a r g i n a l impact 
on the o v e r a l l p r o p o r t i o n o f small f a c t o r i e s i n the p r o p e r t y s t o c k ; 
t h i s f i g u r e only changed from 4.8% t o ^% betv;een 1976 - 1981. Despite 
the 1,73 m i l l i o n square metres o f nev; p r o v i s i o n (v;hich r e p r e s e n t s 16^3 
of the t o t a l stock o f s m a l l - i n d u s t r i a l f l o o r s p a c e e x i s t i n g i n 1981) 
i t i s c l e a r t h a t changes i n the p r o p e r t y stock as a whole take place 
r e l a t i v e l y s l o w l y . The l i f e - s p a n o f i n d u s t r i a l b u i l d i n g s and the 
acceptance o f accommodation i n very o l d p r o p e r t i e s has produced a l a r g e 
pool o f i n h e r i t e d f a c t o r i e s v/hich f a r outv/eigh modern b u i l d i n g s . 
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FIGURE 2.1 
Floorspace of New Industrial Buildings by 

Size Group, 1976 81 
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TABLE 2.1 
New i n d u s t r i a l 
by region 1976 

flo o r s p a c e i n 
- 1981 

u n i t s o f l e s s than 500 sq.m. (5,382 s q . f t . ) 

P-̂ pLon 

Proporticn of t o t a l 
rioarspace in i r d t s 

< 500 sq.m. 
1£76 % 1901 

Total new floorspace 
i n m i t s < 500 sq.m. 

1976-1981 
(sq.n.) 

Propcrticn of ci l l 
new floors^ace in 
vji i t s < 500 sq.m. 

1976-1981 
1 Jorthem 2.5 3.0 132,936 
Yorks & rlrnberside 3.0 3.8 131,183 
I'Jorth V.fest 3.4 3.4 2^,678 13.1% 
East :-adlancis 4.8 5.0 2CW,563 19.2% 
V.'est r iidlands 4.5 4.8 351,374 15.3̂ . 
East Anglia 3.8 4.0 66.576 lA.(3}i 

South East 7.5 3.0 474,783 16.6pj 
South v;est 4.4 4.9 167,105 16.5̂ 0 

England 4.8 5.0 1.781,203 14.C5-. 

(Source: Department o f the Environment 1976 - 1981) 

A p o s s i b l e a d d i t i o n a l source o f nev; f l o o r s p a c e f o r s m a l l i n d u s t r i e s 
d e r i v e s from the p o t e n t i a l o f interchange betv/een t h e i n d u s t r i a l and 
v;arehouse s e c t o r s . V/ithin the l a t t e r , the p r o p o r t i o n o f new floor s p a c e 
i n small u n i t s has remained f a i r l y constant i n a l l regions (Table 2.2). 
V/ithin the v/arehousing s e c t o r p u r p o s e - b u i l t accommodation f o r owner-
occupation i s a more important f e a t u r e compared v;ith i n d u s t r y , as many 
premises w i l l be occupied by branches o f n a t i o n a l d i s t r i b u t o r s . The 
warehouse s e c t o r a l s o includes c e r t a i n types o f "s u p e r - s t o r e s " which 
s e l l , f o r example, f u r n i s h i n g s or " d o - i t - y o u r s e l f " items. Only a small 
p r o p o r t i o n o f new warehousing i s , t h e r e f o r e , a v a i l a b l e but i t does 
provide a minor a d d i t i o n a l source o f p r o p e r t y f o r those s m a l l i n d u s t r i e s 
w i t h s i g n i f i c a n t d i s t r i b u t i o n and storage a c t i v i t i e s . 
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TABLE 2.2 
Estimated new warehousing f l o o r s p a c e i n u n i t s o f l e s s than 500 sq.m, 
(5,382 s q . f t . ) by r e g i o n 1976 - 1981 (1) 

1 
R^icn 

Proporticn of txjtal 
floGtr^^ace in Lnits 
500 sq.m. in 13̂ 76 

Total nejj floorspace 
i n Lnits < 500 sq.m. 

lSr76-1981 
(sq.m.) 

Ppoporticn of a l l 
new floorspace in 
i n i t s < 500 sq.m, 

1976-1961 
r io r t iTem 18.09& 150.337 18. S& 
Yorks & Hjrberside 13.6^ 239,952 15.36 
^tarth 'Jitest 14. S6 331,042 17.^ 
East Midlands 20.C% 210,758 19.^ 
'.'."est :-lidlan<te 16.C9& 406,786 19.2% 
East Anglia 17.2% 157,241 19.S% 
South East 13.^ 954,454 17. S% 
South v;est 22.4% 324.050 23.0% 

England 18.4% 2,793,620 18.4% 

(1) Note: warehouse floo r s p a c e data r e c o r d u n i t s o f < 200 sq.m. and 
u n i t s o f 200-999 sq.m.; the estimate o f u n i t s < 500 sq.m. i s c a l c u l a t e d 
by adding the former to % o f the l a t t e r t o t a l . 

(Source: Department o f the Environment 1976 - 1981) 

Given t h i s background o f i n c r e a s i n g p r o v i s i o n f o r small f i r m s , 
one f u r t h e r question remains. To what e x t e n t i s t h i s development 
a t t r i b u t a b l e t o the p r o v i s i o n o f advance u n i t s by p u b l i c sector 
a u t h o r i t i e s ? The answer t o t h i s i s d i f f i c u l t t o e s t a b l i s h w i t h 
p r e c i s i o n , but an estimate can be d e r i v e d by comparing the n a t i o n a l 
floorspace data w i t h the p r o v i s i o n by the p r i n c i p a l p u b l i c developers 
( l o c a l a u t h o r i t i e s , New Towns, the Development Commission and English 
Estates) and by making the reasonable assumption t h a t the d e f i c i t has 
been su p p l i e d l a r g e l y by p r i v a t e developers. This comparison (Table 
2.3) u t i l i s e s the data c o l l e c t e d on l o c a l a u t h o r i t y and New Town 
a c t i v i t y (see Chapter Three) and the annual r e p o r t s o f the Development 
Commission and Eng l i s h Estates. 

- 43. -



TABLE 2.3 
Public and p r i v a t e s e c t o r c o n t r i b u t i o n s t o new s m a l l - f a c t o r y development 
1976 - 1981 

Agency 

Total flocff-space i n 
new snail buildinop 

(sq.m.) 

PropcrtLcn of a l l new 
floorspace i n s r a l l i r d t s 

industrial & 
industrial warehoused) 

Local authorities & Ttew Towns (2) 1,175,031 08%) 25.0% 
Develcprnait Caimission (3) U0,544 2.36 
English Estates (4) 58,357 l.C% 

Total p±)lic sector 1,344,932 28.36 

Balance potentially attributable 
to private sector 

436,271-
3.229,895 

71.36 

Notes: (1) Source: Department o f the Environment, N a t i o n a l f l o o r s p a c e 
s t a t i s t i c s 1976 - 1981 
(2) Source: Survey o f English l o c a l a u t h o r i t i e s and New Towns 
(3) Source: Development Commission 1982 
(4) Source: English Estates 1981 ( t h i s t o t a l i n c l u d e s u n i t s 
financed by the Department o f I n d u s t r y e x c l u s i v e l y and also 
i n p a r t n e r s h i p w i t h the p r i v a t e s e c t o r ) 

O v e r a l l p u b l i c developers have s u p p l i e d by f a r the g r e a t e s t 
p r o p o r t i o n o f new small i n d u s t r i a l f l o o r s p a c e . But i n c o n s i d e r i n g 
the f i n d i n g s given i n Table 2.3 a number o f q u a l i f i c a t i o n s need to 
be re-emphasised: 

( i ) t h e r e i s the p o s s i b i l i t y o f some interchange between the 
warehousing and i n d u s t r i a l s e c t o r s . As a p r o p o r t i o n o f new f l o o r -
space i n both s e c t o r s recent p u b l i c a c t i v i t y i s o f l e s s s i g n i f i c 
ance . 

( i i ) The data under-record a c t u a l p r o v i s i o n i n two ways: f i r s t , 
delays i n the c o l l e c t i o n o f n a t i o n a l s t a t i s t i c s mean t h a t annual 
a d d i t i o n s are under-represented, p a r t i c u l a r l y d u r i n g a p e r i o d 
when p r o v i s i o n has been a c c e l e r a t i n g : second, the data on l o c a l 
a u t h o r i t y and New Town p r o v i s i o n are drawn from a q u e s t i o n n a i r e 
survey t h a t achieved a 76.5% response r a t e . 
( i i i ) The p r i v a t e sector c o n t r i b u t i o n i s composed o f s p e c u l a t i v e 
p r o v i s i o n and p u r p o s e - b u i l t accommodation. 

Nonetheless, i t i s reasonable t o conclude t h a t l o c a l a u t h o r i t i e s and 
New Towns were the main source o f new small i n d u s t r i a l accommodation 
between 1976 - 1981. The data a l s o suggest t h a t although p r i v a t e 
i n d u s t r i a l p r o v i s i o n has been on a much s m a l l e r s c a l e , i t was s t i l l 
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o f some s i g n i f i c a n c e 

Changes w i t h i n the p r o p e r t y stock 
F i n a l l y i n t h i s s e c t i o n , i t should be noted t h a t new f a c t o r y 

c o n s t r u c t i o n i s only one o f the processes i n which the stock o f s m a l l -
business accommodation i s changed. The range o f p o s s i b l e m o d i f i c a t i o n s 
are i n d i c a t e d i n Figure 2.2. This shows t h a t a d d i t i o n s t o the stock 
o f premises occur through new b u i l d i n g and through m o d i f i c a t i o n s i n 
the form and usage o f e x i s t i n g p r o p e r t i e s . Thus changes i n the use 
o f pr o p e r t y may add or de l e t e u n i t s from the i n d u s t r i a l s e c t o r ; vacated 
premises may be removed from the stock i f l a c k o f maintenance causes 
d i s r e p a i r , w h i l e the s u b - d i v i s i o n o f l a r g e r u n i t s adds t o the stock 
and the extension o f e x i s t i n g small f a c t o r i e s may t r a n s f e r them t o 
a l a r g e r s i z e category. V/hilst these v a r i o u s processes have been f a i r l y 
well-documented i n the r e s i d e n t i a l market (Bourne 1981), v i r t u a l l y 
no comparable research has been undertaken o f m o d i f i c a t i o n s i n the 
stock o f i n d u s t r i a l p r o p e r t y . 

FIGURE 2.2 
Change i n the s m a l l - f i r m s * i n d u s t r i a l p r o p e r t y s t o c k 
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The Department o f the Environment s t a t i s t i c s measure t h e incidence 
o f f l o o r s p a c e changes and changes o f use b u t they do n o t r e c o r d q u a l i t 
a t i v e v a r i a t i o n s or d i s t i n g u i s h vacant p r o p e r t i e s (these a re in c l u d e d 
w i t h i n the d a t a ) . From the n a t i o n a l data, new c o n s t r u c t i o n s i n the 
sm a l l - f i r m s s e c t o r are i n d i c a t e d t o be the most i m p o r t a n t source o f 
a d d i t i o n a l f l o o r area (Table 2.4), I n comparison t o the 1.78 m i l l i o n 
sq.m. (19.2 m i l l i o n s q . f t . ) o f accommodation t h a t has been provided 
i n new small p r o p e r t i e s between 1976 - 1981, on l y 800,000 sq.m. (8.6 
m i l l i o n s q . f t . ) has been s u p p l i e d through the conversion o f b u i l d i n g s 
i n other uses. I n a d d i t i o n , j u s t over 250,000 sq.m. (2.7 m i l l i o n s q . f t . ) 
has been made a v a i l a b l e by extensions o f e x i s t i n g f a c t o r i e s . Enlarge
ments o f f a c t o r i e s can also take them beyond the 500 sq.m. d e f i n i t i o n 
o f small u n i t s , thereby c o n t r i b u t i n g t o the l o s s o f f l o o r space i n 
the s m a l l - f a c t o r y cate gory shown i n Table 2.4. 

TABLE 2.4 
Change i n the s m a l l - f a c t o r y stock 1976 - 1981 

Additicns (sq.m.) 
Ne.i/ Build Exteansicns Change of Use 

Reductions (sq.m.) 
DGmoliticns Other(l) 

1,781,203 263,178 831.157 524,501 3.013,423 

(1) Note: ot h e r r e d u c t i o n s comprise ( i ) a change o f use t o another 
use c l a s s ( i i ) t o t a l f l o o r s p a c e area o f b u i l d i n g s a f f e c t e d by 
p a r t i a l d e m o l i t i o n , extension ( i n c l u d e s cases where u n i t s remain 
below 500 sq.m. or t r a n s f e r t o l a r g e r s i z e band) and i n t e r n a l 
a l t e r a t i o n s . 

(Source: Department o f the Environment 1976 - 1981) 

2.5 THE DEVELOPMENT PROCESS 
The development o f new s m a l l - f a c t o r y premises i s accomplished 

through a s i m i l a r process t o t h a t which operates i n o t h e r s e c t o r s o f 
the pr o p e r t y market. Land may be v i s u a l i s e d as passing through a s e r i e s 
o f stages from an i n i t i a l undeveloped stage through d i f f e r e n t p e riods 
o f n e g o t i a t i o n , a c t i v e s i t e p r e p a r a t i o n , and b u i l d i n g c o n s t r u c t i o n , 
to a f i n a l stage i n which the product (a s m a l l f a c t o r y ) i s l e t t o a 
business. Each stage i n v o l v e s the p a r t i c i p a t i o n o f p a r t i c u l a r a c t o r s 
who behave according t o t h e i r om o b j e c t i v e s b ut w i t h each dependent 
on what went before and what i s intended t o come a f t e r . The develop
ment process has been described as a " p i p e l i n e " i n which there are 
b a r r i e r s (such as pla n n i n g approvals) and pumps ( p r i m i n g a c t i o n s such 
as investment d e c i s i o n s ) between each stage ( B a r r a t t e t a l 1978). 
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A g e n e r a l i s e d i l l u s t r a t i o n o f the sequence o f land development 
f o r small f a c t o r y premises i s shown i n F i g u r e 2,3. The a c t u a l o u t l i n e 
o f events w i l l vary depending, f o r example, on the f u n d i n g arrangements, 
the geographical area and time p e r i o d under stud y . Nonetheless, the 
P i l c h e r Report on commercial pro p e r t y development (Department o f the 
Environment 1975) described s i x t y p i c a l stages i n v o l v e d i n a c h i e v i n g 
a commercial development: 

" i ) the p e r c e p t i o n and e s t i m a t i o n o f demand f o r new commercial 
b u i l d i n g s o f d i f f e r e n t types; 

i i ) the i d e n t i f i c a t i o n and s e c u r i n g o f s i t e s on which b u i l d i n g s 
might be constructed t o meet the demands; 

i i i ) the design o f accommodation t o meet the demand on the s i t e s 
i d e n t i f i e d ; 

i v ) the arrangement o f s h o r t and long-term f i n a n c e t o fund 
s i t e a c q u i s i t i o n and c o n s t r u c t i o n ; 

v ) the management of design and c o n s t r u c t i o n ; and 
v i ) the l e t t i n g and management o f the completed b u i l d i n g s . " 

(Department o f the Environment 1975 p.49-50) 

The key r o l e s i n the supply o f new p r o p e r t y are performed and 
combined i n a v a r i e t y o f v/ays by a range o f agents, i n c l u d i n g landowners, 
b u i l d e r s , developers, f i n a n c i a l i n s t i t u t i o n s and market p r o f e s s i o n s 
( e s t a t e agents, surveyors, a r c h i t e c t s ) . W i t h i n the development process, 
some agencies have primary r o l e s ( f o r example, developers and f u n d i n g 
i n s t i t u t i o n s ) w h i l e others play more secondary r o l e s ( f o r example, 
surveyors and a r c h i t e c t s ) i n t h a t t h e i r p a r t i c i p a t i o n i s o f t e n i n d i r e c t 
and s u p p o r t i v e o f other a c t o r s . The p r i n c i p a l c o n t r i b u t i o n s o f the 
agents i n v o l v e d i n development may be summarised as f o l l o w s : 

The developer: the key a c t o r who o r c h e s t r a t e s the assembly o f 
i n p u t s ( s i t e s , f i n a n c e , a d v i c e , c o n s t r u c t i o n ) . 

The funder: a d i s t i n c t i o n may be dram between agencies 
p r o v i d i n g short-term f i n a n c e f o r land a c q u i s i t i o n 
and c o n s t r u c t i o n and agencies s u p p l y i n g longer-
term investment f i n a n c e . Short-term development 
finance nay be r a i s e d by developers i n t e r n a l l y , 
or be obtained from a bank or o t h e r f i n a n c i a l 
i n s t i t u t i o n . Long-term investment f i n a n c e t y p i c a l l y 
i n v o l v e s the sale o f completed developments to 
i n s t i t u t i o n s such as Insurance companies and pension 
funds. 

The b u i l d e r : who i s responsible f o r the c o n s t r u c t i o n o f the 
scheme. 
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FIGURE 2.3 
Actors and sequences i n the development o f advance s m a l l f a c t o r i e s 

P r i n c i p a l Actors Development Stage Primary Decision 

Speculator 
Estate agents 
Public developers 

Predeveloprnent landovmer 
Estate agents 
Surveyors 
Lawyers 
P r i v a t e developers 
Public develooers 

P r i v a t e developer 
Planning a u t h o r i t y 
Public developers 
Financing o r g a n i s a t i o n s 

B u i l d e r or developer 
Financing o r g a n i s a t i o n 
Public developers 

B u i l d e r or developer 
A r c h i t e c t s 
Sub-contractors 
Public develooers 

P r i v a t e developer 
Public developer -
Estate agents 

E v a l u a t i o n o f need 
or denand 

S i t e s under a c t i v e 
c o n s i d e r a t i o n and 

n e g o t i a t i o n 

I n i t i a t e 
development 
premises 
designed 

Financing arranged 

A c t i v e development 
p e r i o d 

Completed premises 
marketed 

To i n i t i a t e s i t e 
s e l e c t i o n 

To purchase/assemble 
s i t e 

To develop s i t e & 
b u i l d small u n i t s 

To commence 
development 

To i n i t i a t e 
m a rketing and 
l e t t i n g 

To s e l e c t tenants 

(Adapted from Bourne 1981 p.110) 
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The advisers: who provide p r o f e s s i o n a l advice and s e r v i c e s t o 
the other agents, f o r example, f i n a n c i a l a p p r a i s a l , 
design, assistance i n o b t a i n i n g p l a n n i n g approval 
and l e g a l guidance. 

The p u b l i c s e c t o r : p l a n n i n g a u t h o r i t i e s operate t o r e g u l a t e the use 
o f land through the c o n t r o l o f p l a n n i n g permission. 
Public agencies may a l s o a c t as developers and/or 
be i n v o l v e d i n land assembly f o r development s i t e s 
and i n the p r o v i s i o n o f i n f r a s t r u c t u r e . 

To understand the manner i n which these p a r t i c i p a n t s r e l a t e t o 
each o t h e r , and the i n f l u e n c e s which determine t h e i r involvement, t h e i r 
o v e r a l l a t t i t u d e s and o b j e c t i v e s must be examined. The e x t e n t o f the 
r i s k s accepted by i n d i v i d u a l agents r e f l e c t the s t r e n g t h o f t h e i r 
b a r g a i n i n g power. Whoever has l e a s t power i s l i a b l e t o face the most 
r i s k or. to put i t another way, those upon whose resources the process 
most depends w i l l be i n the p o s i t i o n o f g r e a t e s t b a r g a i n i n g s t r e n g t h 
( B a r r e t t and W h i t t i n g 1983). F i n a n c i a l i n s t i t u t i o n s , f o r example, 
are able t o e x t r a c t r e l a t i v e l y r i s k - f r e e terms from l o c a l a u t h o r i t i e s 
i n p a r t n e r s h i p schemes. W i t h i n l o c a l a u t h o r i t i e s t h e r e are a l s o v a r y i n g 
a t t i t u d e s to the r i s k s and rewards of p a r t i c i p a t i o n i n t h e p r o v i s i o n 
o f new development, as compared w i t h o t h e r forms o f economic promotion. 
These issues are f u r t h e r explored i n the next t h r e e Chapters which 
provide a d e t a i l e d d i s c u s s i o n o f l o c a l a u t h o r i t y (and New Town) s m a l l -
f a c t o r y programmes which, i t has been shown, were the most important 
source o f new p r o p e r t y 1976 - 1981. 
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NOTES ON CHAPTER TWO 

(1) The 1981 Census shows t h a t the r a t e o f self-employment i n New Towns 
has increased t o 6,2%, compared w i t h a n a t i o n a l i n c r e a s e from 7.5% 
to 9.3% 1971 t o 1981. 

(2) Also i n c l u d e d i n the warehousing category are workshops occupied 
by "craftsmen and a r t i s a n s " : v/orkshops d e f i n e d i n the F a c t o r i e s 
and VJorkshops Act 1901 - 1920 are in c l u d e d i n the i n d u s t r i a l s e c t o r . 
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CHAPTER THREE: LOCAL-AUTHORITIES' SMALL FACTORY PREMISES: 
THE STRUCTURE OF PROVISION 

3.1 INTRODUCTION 
The s u b j e c t o f t h i s chapter i s the p r o v i s i o n o f s m a l l f a c t o r y 

premises by l o c a l a u t h o r i t i e s and New Towns i n England from 1976 -
1981. The previous chapter i n d i c a t e d t h a t d u r i n g t h i s p e r i o d l o c a l 
a u t h o r i t i e s were the major p r o v i d e r s o f small f a c t o r i e s . To determine 
the p r e c i s e e x t e n t o f t h e i r a c t i v i t y and the s p a t i a l v a r i a t i o n s i n 
the p a t t e r n o f p r o v i s i o n , a p o s t a l q u e s t i o n n a i r e survey was conducted 
which covered a l l English l o c a l a u t h o r i t i e s and New Towns. I n r e v i e w i n g 
the f i n d i n g s o f the survey, the i n f o r m a t i o n i s presented i n t h r e e 
chapters concerned i n t u r n w i t h the s t r u c t u r e o f p r o v i s i o n (Chapter 
Three). the geographical p a t t e r n o f investment (Chapter Four) and 
f i n a l l y , the management o f the premises (Chapter F i v e ) . These chapters 
are based l a r g e l y on the f i n d i n g s o f the survey, b u t o t h e r sources 
are u t i l i s e d t o discuss contextu a l issues ( f o r example, l o c a l - a u t h o r i t y 
f i n a n c e ) and f o r comparative purposes. 

About o n e - t h i r d o f the t o t a l number o f s m a l l f a c t o r i e s provided 
by l o c a l a u t h o r i t i e s and New Towns between 1976 - 1981 have r e s u l t e d 
from p a r t n e r s h i p agreements w i t h e i t h e r a p r i v a t e or p u b l i c agency. 
These u n i t s are included i n the o v e r a l l t o t a l o f premises throughout 
t h i s chapter but. because o f t h e i r s p e c i a l c h a r a c t e r these developments 
are a l s o considered s e p a r a t e l y i n Section 3.5. S i m i l a r l y , about 12% 
o f the t o t a l p r o v i s i o n takes the form o f r e h a b i l i t a t e d p r o p e r t i e s : 
these u n i t s are also included i n the o v e r a l l d i s c u s s i o n and aggregate 
t a b l e s but are also d e a l t w i t h s e p a r a t e l y i n Section 3.6. 

Before the dispatch o f the survey i n March, 1982 considerable 
e f f o r t was taken to ensure t h a t the q u e s t i o n n a i r e would e l i c i t a good 
response. E a r l y d r a f t s o f the q u e s t i o n n a i r e were shown t o academics 
and l o c a l government o f f i c i a l s f o r t h e i r comments. The questions were 
then t e s t e d i n a p i l o t survey o f a l l Welsh l o c a l a u t h o r i t i e s (45) and 
New Towns ( 2 ) . Wales was s e l e c t e d t o t e s t the survey because i t allowed 
a ^ l a r g e sample t o be taken w i t h o u t c o n f l i c t i n g w i t h the coverage o f 
E n g l i s h a u t h o r i t i e s . The p i l o t survey produced some f i n d i n g s i n i t s 
own r i g h t (Perry 1982), but more i m p o r t a n t l y i t r e s o l v e d a number o f 
issues r e l a t i n g t o the conduct and design o f the main survey. For 
example, the success of the survey depended on i t r e a c h i n g an o f f i c e r 
w i t h knowledge o f the p r o v i s i o n and management o f sm a l l u n i t s who may 
be an o f f i c i a l connected w i t h p l a n n i n g , economic development or e s t a t e 
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management. As no g e n e r a l i n f o r m a t i o n was a v a i l a b l e t o i n d i c a t e w h i c h 
was t h e r e l e v a n t s e c t i o n i n each a u t h o r i t y , t h e q u e s t i o n n a i r e was 
a d d r e s s e d t o t h e " c h i e f e x e c u t i v e f o r t h e a t t e n t i o n o f t h e i n d u s t r i a l 
d e v e l o p m e n t o f f i c e r " . T h i s a p p r o a c h p r o v e d s u c c e s s f u l i n Wales, where 
i t a c h i e v e d an 80% r esponse r a t e , and so i t was m a i n t a i n e d i n t h e main 
s u r v e y and i t produced s i m i l a r l y good r e s u l t s . 

The p i l o t s u r v e y a l s o i n d i c a t e d t h e degree o f d e t a i l t h a t c o u l d 
be r e q u e s t e d w i t h o u t d e t e r r i n g p o t e n t i a l r e s p o n d e n t s . I n t h e p i l o t 
s u r v e y i n f o r m a t i o n on f l o o r s p a c e s i z e s by t y p e o f p r o v i s i o n ( s o l e l o c a l -
a u t h o r i t y u n i t s , p a r t n e r s h i p d e v e l o p m e n t s w i t h p r i v a t e o r p u b l i c 
a g e n c i e s ) was r e q u e s t e d i n an o p t i o n a l q u e s t i o n p l a c e d a t t h e end o f 
t h e q u e s t i o n n a i r e . I t was f e a r e d t h a t i f t h i s d e t a i l was made 
''compulsory" t h e work i n v o l v e d m i g h t d e t e r r e s p o n d e n t s f r o m p a r t i c i 
p a t i n g i n t h e s u r v e y a t a l l . I n p r a c t i c e , however, a l l r e s p o n d e n t s 
w i t h f a c t o r y programmes were a b l e t o p r o v i d e t h e s e d e t a i l e d d a t a , and 
c o n s e q u e n t l y t h e q u e s t i o n was i n c l u d e d as an i n t e g r a l p a r t o f t h e main 
s u r v e y . A copy o f t h e f i n a l q u e s t i o n n a i r e used can be f o u n d i n Appendix 
One. 

The o v e r a l l f i n a l l e v e l o f r e s p o n s e t o t h e q u e s t i o n n a i r e was 76.5%, 
t h e v a r i a t i o n s between d i f f e r e n t k i n d s o f a u t h o r i t y a r e shown i n T a b l e 
3.1. To maximise t h e r esponse r a t e , a f t e r a p e r i o d o f s i x weeks f r o m 
t h e d i s p a t c h o f t h e q u e s t i o n n a i r e a f o l l o w - u p l e t t e r was s e n t t o 140 
n o n - r e s p o n d e n t s and t h i s r e s u l t e d i n a f u r t h e r 50 r e p l i e s ; o f t h e s e 
31 had p r o v i d e d p r e m i s e s . F i n a l l y , t o i n c r e a s e t h e i n f o r m a t i o n r e c e i v e d 
f r o m a u t h o r i t i e s i n t h e N o r t h e r n r e g i o n and New Towns, where t h e r e 
was a n o t i c e a b l e s h o r t f a l l , t h e o r i g i n a l q u e s t i o n n a i r e was d i s p a t c h e d 
a g a i n and was f o l l o w e d by a t e l e p h o n e c a l l t o e n courage i t s c o m p l e t i o n . 
The r e s u l t o f a l l t h e s e v a r i o u s k i n d s o f f o l l o w - u p was t o i n c r e a s e 
t h e r esponse r a t e f r o m 63% t o 76.5%. T h i s i s c o n s i d e r e d a s a t i s f a c t o r y 
r a t e o f r e t u r n , w i t h t h e s i n g l e r e s e r v a t i o n t h a t t h e r e s p o n s e s f r o m 
New Towns remain e d c o m p a r a t i v e l y low ( 1 ) . O v e r a l l , however, i n r e v i e w i n g 
t h e r esponse r a t e f r o m t h e f i v e d i f f e r e n t k i n d s o f a u t h o r i t y (see T a b l e 
3.1) t h e r e appears t o be no s t a t i s t i c a l l y s i g n i f i c a n t b i a s i n t h e 
d i s t r i b u t i o n o f r e p l i e s . 
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TABLE 3.1 
Response r a t e by t y p e o f a u t h o r i t y 

L e v e l o f r e s p o n s e 
Type o f a u t h o r i t y No. o f a u t h o r i t i e s No. P e r c e n t a g e 

County c o u n c i l 46 36 78.0% 
D i s t r i c t c o u n c i l 297 230 77.5% 
M e t r o p o l i t e u i B.C. 36 25 69.5% 
London B.C. 33 29 88.0% 
New Towns 21 11 52.0% 

A l l 433 331 76.5% 

= 4.19; c r i t i c a l v a l u e a t 9 5 % l e v e l i s 9.488 w i t h 4 degrees 
o f freedom 

T a b l e 3.2 i n d i c a t e s t h e r e g i o n a l d i s t r i b u t i o n o f r e s p o n s e s , 
A l t h o u g h t h e r e a r e i n e v i t a b l y some v a r i a t i o n s , t h e o v e r a l l p i c t u r e 
i s one o f a r e a s o n a b l y b a l a n c e d r e t u r n w h i c h does n o t m a r k e d l y u n d e r -
r e p r e s e n t any a r e a . 

TABLE 3.2 
R e g i o n a l d i s t r i b u t i o n o f responses 

S t a n d a r d economic 
Regions No. o f a u t h o r i t i e s 

L e v e l 
No. 

o f r e s p o n s e 
P e r c e n t a g e 

N o r t h e r n 37 23 62.0% 
Yorks & Humberside 30 25 83.5% 
N o r t h West 45 29 64.5% 
East M i d l a n d s 47 35 74.5% 
West M i d l a n d s 43 36 84.0% 
East A n g l i a 24 22 92.0% 
South E a s t 152 122 80.0% 
South West 54 39 72.0% 

A l l Regions 433 331 76.5% 

= 3.45; c r i t i c a l v a l u e o f 95% s i g n i f i c a n c e l e v e l i s 14,067 w i t h 
7 degrees o f freedom 

The o v e r a l l r esponse r a t e o f 76,5% b e a r s c o m p a r i s o n w i t h t h o s e 
a c h i e v e d by t h e t h r e e most c o m p a r a b l e s u r v e y s . Camina (1974) based 
h e r r e s e a r c h on an 8 4 % r e t u r n f r o m c o u n t i e s , an 8 2 % r e t u r n f r o m c o u n t y 
boroughs and a 6 2 % r e t u r n f r o m t h e more numerous l o w e r - t i e r a u t h o r i t i e s . 
Urbed's s t u d y (1979) was based on a 5 0 % r e s p o n s e r a t e f r o m a sample 
o f 300 a u t h o r i t i e s l o c a t e d t h r o u g h o u t B r i t a i n . The A s s o c i a t i o n o f 
D i s t r i c t C o u n c i l s (1980) r e v i e w o f l o c a l - a u t h o r i t y a s s i s t a n c e t o 
i n d u s t r y a c h i e v e d a 70% response f r o m t h e 333 d i s t r i c t s i n E n g l a n d 
and Wales. 
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I n r e v i e w i n g t h e f i n d i n g s o f t h e q u e s t i o n n a i r e s u r v e y , t h i s c h a p t e r 
f i r s t l y examines t h e o b j e c t i v e s and f i n a n c i n g o f l o c a l - a u t h o r i t y s m a l l -
f a c t o r y programmes and p roceeds t o d i s c u s s t h e p r o p e n s i t y f o r d i f f e r e n t 
c a t e g o r i e s o f a u t h o r i t y t o be engaged i n f a c t o r y p r o v i s i o n . The c h a p t e r 
t h e n examines t h e s p e c i a l c o n t r i b u t i o n made by p a r t n e r s h i p and r e h a b 
i l i t a t i o n schemes and a l s o the s i z e o f t h e p r e m i s e s s u p p l i e d . 

3,2 THE OBJECTIVES ArJD PROCESS OF Sf'U^.LL-FACTORY PROVISION 
I t i s g e n e r a l l y r e c o g n i s e d t h a t t h e p r e d o m i n a n t r e a s o n f o r l o c a l 

a u t h o r i t i e s ' c o n c e r n w i t h i n d u s t r i a l d e v e l o p m e n t i s unemployment, 
Urbed (1979) f o u n d t h a t , i n p a u r ^ t i c u l a r , i t was r i s i n g l e v e l s o f male 
and y o u t h unemployment t h a t e x p l a i n e d t h e r e c e n t g r o w t h i n l o c a l 
economic p r o m o t i o n . To g e n e r a t e employment, l o c a l a u t h o r i t i e s have 
t h r e e main t a r g e t g r o u p s i n t h e p r i v a t e s e c t o r , t h e s e a r e new f i r m s , 
e x i s t i n g i n d i g e n o u s f i r m s and exogenous f i r m s w i t h " m o b i l e " i n v e s t m e n t 
p l a n s . I n o r d e r t o assess t h e g o a l s o f l o c a l - a u t h o r i t y s m a l l - f a c t o r y 
p r o v i s i o n , a u t h o r i t i e s i n t h e p r e s e n t s u r v e y were asked t o i n d i c a t e 
t h e r e l a t i v e i m p o r t a n c e a t t a c h e d t o t h e s e t y p e s o f e n t e r p r i s e i n t h e i r 
employment p r o m o t i o n , and any o t h e r o b j e c t i v e s o f t h e i r f a c t o r y 
programmes. The r e s u l t s a r e shown i n T a b l e 3.3. 

TABLE 3.3 
The o b j e c t i v e s o f s m a l l - f a c t o r y p r o v i s i o n 

Order o f IrTXirtanceCl) 
Assisted Areas rfcn-Asstd Areas Total 

Objectives 1st 2nd 3rd 1st 2nd 2txa 1st 2nd 3rd 

A t t r a c t firms frcm elsevA*iere 7.C% 8 ^ 10% 5,36 88.SP6 1056 6.C% 8B% 
Help e x i s t i n g f inrB to 
survive and grow 46.^6 e% 5C% 42.36 4.36 47% 43.36 36 
Encourage new firms t o 
s t a r t - t p 4606 46.ee6 6% 4C% 52,C:»6 7.C% 4356 50.36 7^ 

( 1 ) Mote: f i g u r e s add t o 100% down t h e columns 

O v e r a l l , 4 7 % o f a u t h o r i t i e s f e l t t h a t t h e f i r s t p r i o r i t y o f t h e i r 
s m a l l - f a c t o r y programme . was " t o h e l p e x i s t i n g f i r m s t o s u r v i v e and 
grow"; 43% " t o encourage new f i r m s t o s t a r t - u p " ; and o n l y 10% " t o 
a t t r a c t f i r m s f r o m e l s e w h e r e " . I n b o t h A s s i s t e d and N o n - A s s i s t e d Areas 
t h e emphasis a p p e a r s , t h e r e f o r e , t o be on a s s i s t i n g l o c a l e n t e r p r i s e s , 
a l t h o u g h C h a p t e r F i v e s u g g e s t s t h a t i n p r a c t i c e l o c a l a u t h o r i t i e s do 
l e t u n i t s t o a w i d e r range o f t e n a n t s . O n l y a few a u t h o r i t i e s s u g g e s t e d 
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a d d i t i o n a l g o a l s f o r t h e i r f a c t o r y programmes, and t h e s e were 
p r i n c i p a l l y r e l a t e d t o p h y s i c a l i m p rovements i n t h e i n d u s t r i a l e n v i r o n 
ment. 

The i m p e t u s f o r d e v e l o p i n g s m a l l i n d u s t r i a l u n i t s may come f r o m 
a v a r i e t y o f s o u r c e s . Many a u t h o r i t i e s now have s p e c i a l l y a p p o i n t e d 
i n d u s t r i a l d e velopment o f f i c e r s . These o f f i c e r s have o f t e n t a k e n a 
l e a d i n g r o l e i n t h e i n i t i a t i o n o f f a c t o r y - b u i l d i n g programmes as t h e y 
v i e w t h e a v a i l a b i l i t y o f i n d u s t r i a l accommodation as i m p o r t a n t f o r 
t h e p r o m o t i o n o f t h e a r e a (see Cameron e t a l 1 9 8 2 ) . Urbed ( 1 9 7 9 ) f o u n d 
t h a t c o u n t i e s i n t h e A s s i s t e d Areas were t h e most l i k e l y t o have 
a p p o i n t e d an i n d u s t r i a l development o f f i c e r , c l o s e l y f o l l o w e d by t h e 
m e t r o p o l i t a n and i n n e r London b o r o u g h s . W i t h t h e r i s e o f t h i s p r o 
f e s s i o n a l g r o u p i t i s p o s s i b l e t o d i s c e r n t h e emergence o f a n i n d u s t r i a l 
l o b b y t h a t may encourage g r e a t e r a c t i v i t y amongst t h e s e p a r t i c u l a r 
c a t e g o r i e s o f a u t h o r i t y . 

Where t h e r e i s no s p e c i f i c a l l y a p p o i n t e d i n d u s t r i a l d e v e l o p m e n t 
o f f i c e r , t h e r o l e o f c o o r d i n a t i n g f a c t o r y b u i l d i n g programmes and 
r e l a t e d economic p o l i c i e s i s most commonly t h e r e s p o n s i b i l i t y o f t h e 
p l a n n i n g o r e s t a t e s d e p a r t m e n t s ( A s s o c i a t i o n o f D i s t r i c t C o u n c i l s 1 9 8 0 ) . 
C l e a r l y , d e t a i l e d b e h a v i o u r a l r e s e a r c h w o u l d be r e q u i r e d t o d e t e r m i n e 
w h e t h e r t h e p a t t e r n o f a c t i v i t y v a r i e s a c c o r d i n g t o w h i c h d e p a r t m e n t 
i s r e s p o n s i b l e f o r i n d u s t r i a l d e v e l o p m e n t , b u t t h e r e a r e some g r o u n d s 
f o r s p e c u l a t i n g t h a t t h i s may i n f l u e n c e p r o v i s i o n i n c e r t a i n a r e a s . 
Thus p l a n n e r s , i n t h e i r r o l e as economic d e v e l o p m e n t o f f i c e r s , a r e 
c o n c e r n e d t o a m e l i o r a t e t h e i m p a c t o f economic r e c e s s i o n . C o n s e q u e n t l y 
t h e y t e n d t o v i e w t h e p r o v i s i o n o f s p e c u l a t i v e u n i t s a s i m p o r t a n t , 
even i f e x i s t i n g l e t t i n g s are s l o w . By c o m p a r i s o n , t h e o b j e c t i v e s 
o f e s t a t e d e p a r t m e n t s a r e r e l a t e d t o t h e e f f i c i e n t management o f 
p r o p e r t y , and t h e y a r e o f t e n more c a u t i o u s a b o u t s u p p l y i n g p r e m i s e s 
f o r w h i c h t h e r e i s n o t a s t r o n g demand. 

I n t e r v i e w s w i t h a s m a l l number o f l o c a l - a u t h o r i t y o f f i c e r s i n v o l v e d 
i n s m a l l - u n i t p r o v i s i o n s u g g e s t t h a t where a u t h o r i t i e s h a v e p r o v i d e d 
p r e m i s e s , t h e y have r a r e l y u n d e r t a k e n d e t a i l e d m a r k e t r e s e a r c h t o 
e s t a b l i s h t h e p o t e n t i a l demand f o r s m a l l p r e m i s e s w i t h i n t h e l o c a l i t y . 
P lymouth C i t y C o u n c i l f o r example " t e s t e d " t h e m a r k e t f o r s m a l l f i r m s 
by p h a s i n g t h e i r p r o v i s i o n , commencing w i t h o n l y 5 u n i t s and g r a d u a l l y 
a d d i n g t o t h e programme as t h e e x t e n t o f demand f o r t h e c o m p l e t e d u n i t s 
became a p p a r e n t . O nly one r e s p o n d e n t t o t h e s u r v e y r e f e r r e d t o m a r k e t 
s t u d i e s c o n d u c t e d p r i o r t o t h e b u i l d i n g o f u n i t s ( 2 ) and, i n g e n e r a l , 
a u t h o r i t i e s have n o t u n d e r t a k e n any s p e c i a l r e s e a r c h and have r e l i e d 
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on l o c a l knowledge o f t h e need f o r s m a l l p r e m i s e s . I n consequence, 
t h e i m p r e s s i o n s and p e r c e p t i o n s o f i n d i v i d u a l s may w e l l have been 
i m p o r t a n t i n f l u e n c e s on t h e i n i t i a t i o n o f a b u i l d i n g programme. T h i s 
i s f u r t h e r s u g g e s t e d by C h a p t e r Four w h i c h shows t h a t t h e s p a t i a l 
d i s t r i b u t i o n o f l o c a l - a u t h o r i t y f a c t o r y i n v e s t m e n t i s n o t c l o s e l y 
r e l a t e d t o g e o g r a p h i c a l v a r i a t i o n s i n economic and e n v i r o n m e n t a l 
c o n d i t i o n s . 

I n a d d i t i o n t o the v i e w s o f i n d i v i d u a l o f f i c e r s , o t h e r s t u d i e s 
have shown t h a t c o u n c i l l o r s can a l s o p l a y an i m p o r t a n t r o l e i n d e t e r 
m i n i n g t h e l e v e l o f p r i o r i t y w h i c h a l o c a l a u t h o r i t y a c c o r d s t o 
a s s i s t i n g l o c a l economic development. However, C h a n d l e r and T e m p l e t o n 
(1980) c o n c l u d e d t h a t t h e i n f l u e n c e o f c o u n c i l l o r s i s u n l i k e l y t o a f f e c t 
t h e d e t a i l e d c h o i c e o f p a r t i c u l a r p o l i c i e s because t h e y g e n e r a l l y have 
no c l e a r i d e a as t o t h e r e l a t i v e m e r i t s o f a l t e r n a t i v e means o f economic 
i n t e r v e n t i o n . Indeed Chandler and T e m p l e t o n s u g g e s t t h a t f o r some 
c o u n c i l l o r s , as l o n g as t h e l o c a l a u t h o r i t y i s seen t o be d o i n g some
t h i n g , i t does n o t g r e a t l y m a t t e r w h i c h p o l i c y i s p u r s u e d . 

The s e l e c t i o n o f p a r t i c u l a r s i t e s f o r s m a l l p r e m i s e s w i l l n o r m a l l y 
be i n l i n e w i t h t h e p l a n n i n g p o l i c i e s o f t h e a u t h o r i t y , w h i l e i s s u e s 
r e l a t i n g t o t h e s i z e and number o f t h e u n i t s t o be p r o v i d e d a r e u s u a l l y 
d e c i d e d by n e g o t i a t i o n s between t h e i n d u s t r i a l d e v e l o p m e n t o f f i c e r 
(where one e x i s t s ) , p l a n n e r s and r e p r e s e n t a t i v e s f r o m t h e t r e a s u r e r ' s 
and e s t a t e s d e p a r t m e n t s . The development o f f a c t o r y p r e m i s e s , t h e r e f o r e , 
r e q u i r e s t h e c o o r d i n a t i o n o f a number o f t r a d i t i o n a l l y s e p a r a t e d e p a r t 
m e n t a l i n t e r e s t s and, a c c o r d i n g t o C h a n d l e r and T e m p l e t o n ; 

" . , , t h e problems o f c o o r d i n a t i n g d e p a r t m e n t s w i t h i n c o m p a r t m e n t 
a l i s e d a u t h o r i t i e s may d e t e r o f f i c e r s f r o m s t r o n g l y p r o m o t i n g 
t h i s e l e m e n t o f employment c r e a t i o n as opposed t o more e a s i l y 
i m p l e m e n t e d a c t i v i t i e s " (1980 p.27) 

The p r o p o s a l s t o e r e c t f a c t o r y u n i t s w i l l be i m p l e m e n t e d e i t h e r 
by t u r n i n g a l l o r p a r t o f t h e scheme t o a p r i v a t e d e v e l o p e r o r a l t e r n 
a t i v e l y by e n l i s t i n g t h e s e r v i c e s o f t h e c o r p o r a t i o n ' s own a r c h i t e c t s 
and e n g i n e e r s . T h i s a s p e c t o f s m a l l - f a c t o r y p r o v i s i o n p r e s e n t s few 
t e c h n i c a l problems t o l o c a l a u t h o r i t i e s , most o f w h i c h have e x p e r i e n c e 
o f d e v e l o p i n g p r o p e r t y . The b u i l d i n g programme w i l l u s u a l l y be o v e r 
seen by a c o m m i t t e e o r sub-committee w i t h r e s p o n s i b i l i t y f o r i n d u s t r y 
and employment p r o m o t i o n , b u t i t i s o f f i c e r s who a r e p r i n c i p a l l y 
c o n c e r n e d w i t h t h e d e t a i l e d d e s i g n and i m p l e m e n t a t i o n o f t h e d e v e l o p m e n t . 
One g e n e r a l c o n s i d e r a t i o n a f f e c t i n g a l l a u t h o r i t i e s i s t h e l e v e l o f 
f i n a n c e a v a i l a b l e f o r f a c t o r y d e v e l o p m e n t : t h i s i s s u e i s examined 
i n t h e f o l l o w i n g s e c t i o n b e f o r e p r e s e n t i n g t h e d e t a i l e d s u r v e y f i n d i n g s . 
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3.3 FINANCIAL RESOURCES FOR FACTORY PROVISION 
The d e c i s i o n t o b u i l d s m a l l f a c t o r i e s c a n n o t be c o n s i d e r e d 

s e p a r a t e l y f r o m t h e r e s o u r c e s a v a i l a b l e f o r t h i s a c t i v i t y . However, 
t h e p o s t a l q u e s t i o n n a i r e d i d n o t seek i n f o r m a t i o n on t h e f u n d i n g 
mechanisms ( e x c e p t i n s o f a r as a u t h o r i t i e s were asked t o i d e n t i f y 
p a r t n e r s h i p schemes) o r t h e p r e c i s e f i n a n c i a l a r r a n g e m e n t s - T h i s was 
p a r t l y because o f t h e c o m p l e x i t y and p o s s i b l e s e n s i t i v i t y o f t h e s e 
m a t t e r s and p a r t l y because i n g e n e r a l t e r m s t h e p r o c e d u r e s f o r f u n d i n g 
s m a l l u n i t s a r e a l r e a d y w e l l known. 

A p a r t f r o m t h e i n n e r c i t i e s programme, t h e r e i s no s p e c i f i c 
p r o v i s i o n i n t h e system o f l o c a l - a u t h o r i t y f i n a n c e f o r e x p e n d i t u r e 
on economic development. T h i s means t h a t where a l o c a l a u t h o r i t y 
chooses t o i n c u r such e x p e n d i t u r e i t must e i t h e r r e d u c e o t h e r s p e n d i n g 
programmes o r i n c r e a s e r a t e s - A t y p i c a l l o c a l - a u t h o r i t y f a c t o r y o f 
2,000 s q . f t . c o s t up t o about £40,000 t o p r o v i d e i n 1981 ( 3 ) , i m p l y i n g 
a t o t a l e x p e n d i t u r e o f around C250 m i l l i o n on t h e u n i t s i d e n t i f i e d 
i n t h e s u r v e y . Of t h i s t o t a l sum, a b o u t o n e - t h i r d has been p r o v i d e d 
by t h e p r i v a t e s e c t o r t h r o u g h p a r t n e r s h i p a g r e e m e n t s . L o c a l a u t h o r i t i e s 
have u t i l i s e d b o t h t h e i r c a p i t a l and re v e n u e a c c o u n t s f o r t h e i r c o n t r i b 
u t i o n . D u r i n g t h e p e r i o d c o v e r e d by t h e s u r v e y , t h e r e was an i n c r e a s i n g 
r e l i a n c e on revenue f u n d s , a l t h o u g h s i n c e t h e 1982 L o c a l Government 
A c t , i n c r e a s i n g p r e s s u r e on th e s e s o u r c e s ( t h r o u g h t h e i n t r o d u c t i o n 
o f e x p e n d i t u r e t a r g e t s and g r a n t p e n a l t i e s ) has r e d u c e d t h e i r use f o r 
f a c t o r y p r o v i s i o n . 

The L o c a l l y D e t e r m i n e d S e c t o r f i n a n c e was t h e p r i n c i p a l s o u r c e 
o f c a p i t a l e x p e n d i t u r e f o r l o c a l - a u t h o r i t y a c t i v i t y i n t h e economic 
f i e l d . T h i s money was a l l o c a t e d t o l o c a l a u t h o r i t i e s i n t h e f o r m o f 
a r i g h t t o b o r r o w . The breakdown o f t h e t o t a l L o c a l l y D e t e r m i n e d S e c t o r 
a l l o c a t i o n f o r 1979/80 i s g i v e n i n T a b l e 3.4. The f i n a n c e a v a i l a b l e 
f o r f a c t o r y p r o v i s i o n and o t h e r economic p o l i c i e s was l a r g e l y u n d e r 
t h e h e a d i n g o f " o t h e r e n v i r o n m e n t a l s e r v i c e s " and was i n c o m p e t i t i o n 
w i t h e x p e n d i t u r e on, f o r example, r e f u s e c o l l e c t i o n , t h e f i r e s e r v i c e , 
consumer p r o t e c t i o n and v a r i o u s r e c r e a t i o n a l s e r v i c e s , so t h e amount 
s p e n t on b u i l d i n g f a c t o r i e s c a n n o t be i d e n t i f i e d . The L o c a l l y D e t e r m i n e d 
S e c t o r was c o n s i d e r a b l y reduced d u r i n g t h e l a s t decade, f r o m a t o t a l 
( a t 1978 p r i c e s ) o f £899 m i l l i o n i n 1973/74 t o £484 m i l l i o n i n 1979/80 
(Boddy and B a r r a t t 1980 p . 2 0 ) . The L o c a l Government P l a n n i n g and Land 
Ac t 1980, i n t r o d u c e d a new system f o r c o n t r o l l i n g c a p i t a l a l l o c a t i o n s 
w h i c h was implemented i n 1981 ( D e p a r t m e n t o f t h e E n v i r o n m e n t 1 9 8 1 ) . 

- 57 -



The S e c r e t a r y o f S t a t e now s p e c i f i e s a n n u a l l y an amount o f p r e s c r i b e d 
e x p e n d i t u r e f o r each l o c a l a u t h o r i t y . E x p e n d i t u r e i s d i s t r i b u t e d i n 
f i v e b l o c k s , namely, e d u c a t i o n , s o c i a l s e r v i c e s , t r a n s p o r t , h o u s i n g 
and o t h e r s e r v i c e s , b u t l o c a l a u t h o r i t i e s a r e f r e e t o t r a n s f e r an 
a l l o c a t i o n f r o m one b l o c k t o a n o t h e r . E x p e n d i t u r e on i n d u s t r i a l p r e m i s e s 
f a l l s w i t h i n t h e o t h e r s e r v i c e s b l o c k and i t i s f o r a u t h o r i t i e s t o 
d e c i d e f r o m y e a r t o y e a r w h e t h e r t h i s s h o u l d be s u p p l e m e n t e d by 
a l l o c a t i o n s f r o m o t h e r b l o c k s . However, t h e e x t e n t o f t r a n s f e r s f r o m 
one a c c o u n t t o a n o t h e r i s l i k e l y t o be l i m i t e d , as e x t e n s i v e t r a n s f e r s 
f r o m , say, t h e h o u s i n g b l o c k m i g h t p r e j u d i c e t h e De p a r t m e n t o f t h e 
En v i r o n m e n t ' s a t t i t u d e t o w a r d s t h e s i z e o f t h a t a l l o c a t i o n i n f u t u r e 
y e a r s ( A s s o c i a t i o n o f D i s t r i c t C o u n c i l s 1 9 8 3 ) . 

TABLE 3.4 

L o c a l l y D e t e r m i n e d S e c t o r f i n a n c e 1979/80 

L o c a l l y D e t e r m i n e d S e c t o r 
1979-1980 £m 

(1978 s u r v e y p r i c e s ) 

A g r i c u l t u r e , f i s h e r i e s , f o o d & f o r e s t r y -
Trade, i n d u s t r y , energy & employment 4 
Road t r a n s p o r t 136 
H ousing 27 
Other e n v i r o n m e n t s e r v i c e s 232 
Law, o r d e r and p r o t e c t i v e s e r v i c e s 7 
E d u c a t i o n and l i b r a r i e s , s c i e n c e & a r t s 70 
H e a l t h & p e r s o n a l s o c i a l s e r v i c e s 8 

TOTAL 484 

( S o u r c e : Cmnd. 7439 1979, q u o t e d i n Boddy and B a r r a t t 1980) 

W i t h r e s p e c t t o c a p i t a l a c c o u n t s , an i m p o r t a n t o p t i o n t h a t has 
alw a y s been a v a i l a b l e t o l o c a l a u t h o r i t i e s i s t h e i r a b i l i t y t o s u p p l e 
ment c a p i t a l a l l o c a t i o n s by use o f t h e i r own c a p i t a l r e c e i p t s . These 
c a p i t a l r e c e i p t s a r e g e n e r a t e d by t h e s a l e o f e x i s t i n g a s s e t s i n c l u d i n g , 
f o r example, t h e d i s p o s a l o f t h e head l e a s e o f p r e v i o u s l y b u i l t 
f a c t o r i e s t o a f i n a n c i a l i n s t i t u t i o n . P r e v i o u s l y , l o c a l a u t h o r i t i e s 
have been a b l e t o t r a n s f e r a l l o f t h e i r r e c e i p t s i n t o c a p i t a l p r o j e c t s 
b u t t h e L o c a l Government, P l a n n i n g and Land A c t 1980, a l l o w s t h e 
S e c r e t a r y o f S t a t e t o p r e s c r i b e t h e p r o p o r t i o n o f r e c e i p t s d e r i v e d 
f r o m p a r t i c u l a r a s s e t s t h a t can be a p p l i e d t o c a p i t a l e x p e n d i t u r e . 
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The S e c r e t a r y o f S t a t e has e x e r c i s e d t h i s power and, f o l l o w i n g r e g u l 
a t i o n s i n t r o d u c e d i n 1983 ( D e p a r t m e n t o f t h e E n v i r o n m e n t 1 9 8 3 ) , f o r 
most forms o f r e c e i p t 50% o n l y was a v a i l a b l e f o r c a p i t a l e x p e n d i t u r e 
i n any one y e a r ( 4 ) . 

D u r i n g t h e 1970s l o c a l a u t h o r i t i e s made i n c r e a s i n g u s e o f t h e i r 
revenue income f r o m r a t e s u p p o r t g r a n t , r a t e s and s e r v i c e s c h a r g e s 
t o f i n a n c e economic p o l i c i e s as a consequence o f t h e r e d u c t i o n i n 
c a p i t a l r e s o u r c e s . F o r m e r l y , economic i n i t i a t i v e s o f a r e v e n u e n a t u r e 
were p r i m a r i l y r e s t r i c t e d t o r e s e a r c h a c t i v i t i e s and f i n a n c i a l a s s i s t 
ance t o companies, v o l u n t a r y o r o t h e r o r g a n i s a t i o n s as a c o n t r i b u t i o n 
t o w a r d s t h e i r revenue c o s t s and t r a i n i n g i n i t i a t i v e s . Many a u t h o r i t i e s 
have now a l s o used revenue r e s o u r c e s i n d i r e c t l y t o s p o n s o r c a p i t a l 
d evelopments by e n t e r i n g some f o r m o f l e a s e b a c k scheme w i t h a p r i v a t e 
i n s t i t u t i o n . Under t h i s t y p e o f a r r a n g e m e n t ( w h i c h i s c o n s i d e r e d i n 
more d e t a i l i n S e c t i o n 3.5) l o c a l a u t h o r i t i e s a v o i d d e v e l o p m e n t c o s t s 
as t h e s e a r e met by t h e d e v e l o p e r . 

The c a r r y i n g o u t o f p a r t n e r s h i p schemes h a s , however, been c o m p l i 
c a t e d by S e c t i o n 80 o f t h e 1980 A c t , w h i c h p r o v i d e s t h a t where a l o c a l 
a u t h o r i t y a c q u i r e s a f i n a n c i a l i n t e r e s t i n l a n d f o r a p e r i o d e x c e e d i n g 
one y e a r , o t h e r t h a n by t h e o u t r i g h t p u r c h a s e o f t h e f r e e h o l d , t h e n 
t h e a u t h o r i t y w i l l be r e g a r d e d as h a v i n g p a i d t h e f r e e h o l d o r m a r k e t 
v a l u e o f t h e l a n d . There a r e c e r t a i n e x c e p t i o n s t o t h i s r u l e , o f w h i c h 
t h e most i m p o r t a n t i s f o r l e a s e s o f n o t more t h a n 20 y e a r s - But l e a s e 
back a r r a n g e m e n t s , even when f o r l e s s t h a n 20 y e a r s , a r e now s u b j e c t 
t o s p e c i a l c o n t r o l whereby t r a n s a c t i o n s a r e t r e a t e d as n o t i o n a l c a p i t a l 
r e c e i p t s o r payments a g a i n s t l o c a l a u t h o r i t i e s ' c a p i t a l a l l o c a t i o n . 
Subsequent s u b - l e t t i n g t o i n d u s t r i a l i s t s g e n e r a t e s an income t o t h e 
l o c a l a u t h o r i t y w h i c h i s r e g a r d e d as a c a p i t a l r e c e i p t and, 

t h e r e f o r e , i s s u b j e c t t o c e r t a i n r e s t r i c t i o n s on i t s use ( A s s o c i a t i o n 
o f D i s t r i c t C o u n c i l s 1983 p . 7 ) . 

An i m p o r t a n t s o u r c e o f s e l e c t i v e f i n a n c i a l a s s i s t a n c e i s a v a i l a b l e 
t o t h o s e a u t h o r i t i e s d e s i g n a t e d under t h e i n n e r - c i t y programme. I n 
t h e 1977 Budget a £100 m i l l i o n c o n s t r u c t i o n package f o r t h e i n n e r c i t i e s 
was announced, and t w o - t h i r d s went t o p a r t n e r s h i p a u t h o r i t i e s t o be 
s p e n t o v e r a t w o - y e a r p e r i o d . About h a l f o f t h i s f i n a n c e was i n v e s t e d 
i n s m a l l - f a c t o r y p r o v i s i o n ( R i c h a r d s o n 1 9 8 3 ) . The I n n e r Urban Areas 
A c t 1978, gave s e l e c t e d l o c a l a u t h o r i t i e s more powers and r e s o u r c e s 
t o s u p p o r t economic development. For g o v e r n m e n t - a p p r o v e d p r o j e c t s , 
w h i c h can i n c l u d e t h e p r o v i s i o n o f f a c t o r y p r e m i s e s , t h e Urban Programme 
p r o v i d e s l o c a l a u t h o r i t i e s w i t h a d d i t i o n a l c a p i t a l a l l o c a t i o n s t o c o v e r 
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7 5 % o f t h e l o a n c h a r g e s i n c u r r e d . I n a d d i t i o n , i n A p r i l 1982 t h e 
Government i n t r o d u c e d t h e Urban Development G r a n t p a y a b l e t o l o c a l 
a u t h o r i t i e s t o s u b s i d i s e p r i v a t e - s e c t o r schemes i n t h e 43 d e s i g n a t e d 
d i s t r i c t s . 

Of w i d e r i n t e r e s t , however, i s t h e a b i l i t y o f any l o c a l a u t h o r i t y 
t o a p p l y f o r g r a n t a i d under t h e Urban Programme A i d Scheme. T h i s 
g r a n t was i n t r o d u c e d i n 1980 as a s u p p l e m e n t t o t h e Urban Programme 
f o r a u t h o r i t i e s o u t s i d e t h e most d e p r i v e d a r e a s . The programme i s 
an a n n u a l one and f u n d s a r e d i s t r i b u t e d on a c o m p e t i t i v e b a s i s . For 
schemes o f an i n d u s t r i a l r e g e n e r a t i o n n a t u r e , 7 5 % g r a n t a i d i s a v a i l a b l e 
and b o r r o w i n g a p p r o v a l f o r t h e l o c a l a u t h o r i t y s h a r e ( 2 5 % ) i s g r a n t e d 
o u t s i d e t h e c a p i t a l s p e n d i n g c o n t r o l s y s t e m . However, e l i g i b l e p r o j e c t s 
were s u b j e c t t o a t o t a l c a p i t a l c o s t o f £140,000 ( D e p a r t m e n t o f t h e 
E n v i r o n m e n t 1980a) so t h a t t h e s e g r a n t s w i l l o n l y s u p p o r t s m a l l - s c a l e 
f a c t o r y p r o v i s i o n . 

A s m a l l number o f a u t h o r i t i e s have e s t a b l i s h e d economic d e v e l o p 
ment companies t o i m p lement some o f t h e i r employment i n i t i a t i v e s , 
i n c l u d i n g f a c t o r y p r o v i s i o n . L o c a l a u t h o r i t i e s have f i n a n c e d t h e s e 
companies by u s i n g t h e i r power under s e c t i o n 137 o f t h e L o c a l Government 
A c t 1972 t o r a i s e revenue f i n a n c e . T h i s A c t a l l o w s a u t h o r i t i e s t o 
spend each y e a r up t o t h e p r o d u c t o f a two-penny r a t e f o r any p u r p o s e 
f o r t h e b e n e f i t o f t h e i r a r e a . Most o f t h e s e d e v e l o p m e n t companies 
were e s t a b l i s h e d i n 1980/81 t o a v o i d t h e c a p i t a l e x p e n d i t u r e r e s t r i c t 
i o n s c o n t a i n e d i n t h e L o c a l Government, P l a n n i n g and Land A c t , 1980, 
b u t n o t a b l e examples w h i c h have been o p e r a t i n g s i n c e t h e l a t e 1970s 
i n c l u d e t h e G r e a t e r Manchester Economic Development C o r p o r a t i o n cind 
t h e Wigan M e t r o p o l i t a n Development Company L i m i t e d . B o t h t h e s e 
companies have funded new s m a l l u n i t s . 

L o c a l a u t h o r i t i e s i n t h e A s s i s t e d Areas a r e e l i g i b l e t o r e c e i v e 
r e g i o n a l development g r a n t s a g a i n s t t h e c o s t o f p r o v i d i n g new o r 
r e f u r b i s h e d p r e m i s e s . To be e l i g i b l e i n d i v i d u a l f a c t o r i e s must c o s t 
a t l e a s t £5,000 ( v i r t u a l l y a l l new s m a l l u n i t s , t h e r e f o r e , e a s i l y 
q u a l i f y ) and a r e p a y a b l e t o t h e d e v e l o p e r when t h e u n i t i s o c c u p i e d 
by a q u a l i f y i n g a c t i v i t y . These a c t i v i t i e s f a l l w i t h i n o r d e r s I I I 
- XIX o f t h e Standaurd I n d u s t r i a l C l a s s i f i c a t i o n w h i c h c o v e r a r a n g e 
o f m a n u f a c t u r i n g a c t i v i t i e s , b u t w h i c h e x c l u d e a w i d e r a n g e o f s e r v i c e 
i n d u s t r i e s such as f i r m s engaged i n r e p a i r and m a i n t e n a n c e work and 
i n d i s t r i b u t i o n a c t i v i t i e s . I n p r a c t i c e , t h e r e f o r e , t h i s f i n a n c e has 
n o t been f r e e l y a v a i l a b l e t o s u b s i d i s e l o c a l - a u t h o r i t y s m a l l - f a c t o r y 
programmes ( 5 ) , Moreover, many a u t h o r i t i e s use t h e r e g i o n a l d e v e l o p m e n t 
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g r a n t as a means o f o f f e r i n g r e n t a l c o n c e s s i o n s r a t h e r t h a n as a 
s o u r c e o f f i n a n c e f o r f a c t o r y c o n s t r u c t i o n ( s e e s e c t i o n 
two o f C h a p t e r F i v e ) . The new r e g i o n a l p o l i c y r e g i m e announced i n 
November 1984 has w i d e n e d t h e number o f q u a l i f y i n g a c t i v i t i e s , so t h a t 
t h i s f i n a n c e may become o f more i m p o r t a n c e , a l b e i t i n t h e c o n t e x t o f 
new r e g u l a t i o n s t h a t l i n k a s s i s t a n c e more c l o s e l y t o j o b g e n e r a t i o n 
and i n c r e a s e t h e d i s c r e t i o n a r y e l e m e n t o f awards ( D e p a r t m e n t o f Trade 
and I n d u s t r y 1 9 8 4 ) , 

The f u n d i n g o f l o c a l - a u t h o r i t y u n i t s i s , t h e r e f o r e , a complex 
m a t t e r and one w h i c h has been s u b j e c t t o s i g n i f i c a n t change i n r e c e n t 
y e a r s . However, most o f t h e u n i t s enumerated i n t h e p r e s e n t s u r v e y 
w i l l e i t h e r have been f i n a n c e d under t h e f o r m e r L o c a l l y D e t e r m i n e d 
A l l o c a t i o n , f o r s o l e l y l o c a l - a u t h o r i t y f u n d e d u n i t s , o r f r o m revenue 
income f o r p a r t n e r s h i p schemes o r g a n i s e d w i t h t h e p r i v a t e s e c t o r . 
The m a j o r e x c e p t i o n s t o t h i s p a t t e r n a r e i n t h e i n n e r c i t y a r e a s where 
s p e c i f i c g r a n t s have been a v a i l a b l e t o a s s i s t f a c t o r y p r o v i s i o n . A 
p r e c i s e breakdown o f t h e p r o p o r t i o n o f t h e s u r v e y u n i t s b u i l t t h r o u g h 
t h e v a r i o u s f u n d s i s n o t , however, a v a i l a b l e . 

I n New Towns, f i n a n c e f o r p r o p e r t y d e v e l o p m e n t comes f r o m 60 y e a r 
government l o a n s and r e c e i p t s f r o m c a p i t a l s a l e s and New Town s e r v i c e s . 
Each Development C o r p o r a t i o n s u b m i t s an a n n u a l r e p o r t t o P a r l i a m e n t , 
i n c l u d i n g a s t a t e m e n t o f a c c o u n t s and f i n a n c i a l p l a n s , and t h e Govern
ment c o n t r o l s t h e o v e r a l l l o a n f i n a n c e a v a i l a b l e f o r New Town d e v e l o p 
ment t h r o u g h l e g i s l a t i o n . U n t i l 1982, a 1 0 % i n i t i a l r e t u r n on t h e 
c o s t s o f i n d u s t r i a l d evelopment was r e q u i r e d . '/^^ere p r o j e c t e d r e t u r n s 
were below t h i s f i g u r e , p e r m i s s i o n t o u n d e r t a k e t h e i n v e s t m e n t was 
r e q u i r e d f r o m t h e Department o f t h e E n v i r o n m e n t . 

3.4 THE PATTERN OF PROVISION 

Ha v i n g c o n s i d e r e d t h e o b j e c t i v e s o f l o c a l - a u t h o r i t y ' s m a l l - f a c t o r y 
p r o v i s i o n and t h e f i n a n c i a l r e s o u r c e s a v a i l a b l e , t h i s s e c t i o n b e g i n s 
t o o u t l i n e t h e s u r v e y f i n d i n g s . The p a t t e r n o f b u i l d i n g a c t i v i t y can 
be examined i n two ways; a c c o r d i n g t o t h e t y p e o f l o c a l a u t h o r i t y 
r e s p o n s i b l e f o r t h e u n i t s , and i n t e r m s o f s p a t i a l c o n t r a s t s and 
v a r i a t i o n s . T h i s c h a p t e r t a k e s t h e f o r m e r p e r s p e c t i v e , w h i l e q u e s t i o n s 
o f g e o g r a p h i c a l d i s t r i b u t i o n a r e a d d r e s s e d i n C h a p t e r F o u r . 

A c t i v e and n o n - a c t i v e l o c a l a u t h o r i t i e s 

T a b l e 3,5 shows t h a t o v e r a l l 54% o f a u t h o r i t i e s r e s p o n d i n g t o 
t h e s u r v e y had p r o v i d e d p r e m i s e s between 1976 and 1 9 8 1 . The d i f f e r e n t 
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c a t e g o r i e s o f a u t h o r i t y , however, v a r i e d s i g n i f i c a n t l y i n t h e i r 
a c t i v i t y . The a v e r a g e was exceeded by m e t r o p o l i t a n b o r o u g h s and New 
Towns, and t o a l e s s e r e x t e n t by London b o r o u g h s . By c o m p a r i s o n , 
d i s t r i c t and c o u n t y c o u n c i l s showed a l o w e r t h a n a v e r a g e p r o p e n s i t y 
t o s u p p l y p r e m i s e s . T h i s p a t t e r n may i n d i c a t e t h a t t h e o v e r a l l s u r v e y 
f i g u r e f o r t h e number o f a c t i v e a u t h o r i t i e s ( 5 4 % ) may be a s l i g h t u n d e r 
e s t i m a t e , because t h e New Town and t o a l e s s e r e x t e n t t h e m e t r o p o l i t a n 
a u t h o r i t i e s a r e u n d e r - r e p r e s e n t e d i n t h e s u r v e y ( s e e T a b l e 3.1) w h i l e 
t h e y have had t h e g r e a t e s t p r o p e n s i t y t o be f a c t o r y p r o v i d e r s . 

TABLE 3.5 

S m a l l - u n i t p r o v i s i o n by t y p e o f a u t h o r i t y 

Type o f a u t h o r i t y 

F a c t o r y p r o v i d i n g a u t h o r i t i e s 
No. o f P e r c e n t a g e o f 

a u t h o r i t i e s a l l r e s p o n d e n t s 

County c o u n c i l 15 42.0% 
D i s t r i c t c o u n c i l 114 49.5% 
M e t r o p o l i t a n B.C. 21 92.0% 
London B.C. 19 65.5% 
New Towns 9 82.0% 

A l l 178 54.0% 

x^ = 11.6; c r i t i c a l v a l u e a t 9 5 % s i g n i f i c a n c e l e v e l i s 9.488 w i t h 
4 d e g r e s s o f freedom 

I t i s i n t e r e s t i n g t o compare t h e s u r v e y f i n d i n g s w i t h t h o s e o f 
t h e p r e v i o u s s t u d i e s o f l o c a l economic a c t i v i t y r e f e r r e d t o e a r l i e r . 
Camina (1974) f o u n d t h a t a b o u t 3 5 % o f c o u n t y b o r o u g h s (now c omparable 
w i t h t h e more p o p u l o u s d i s t r i c t c o u n c i l s ) had made u n i t s a v a i l a b l e . 
The p r o p o r t i o n o f a c t i v e d i s t r i c t a u t h o r i t i e s i n t h e p r e s e n t s u r v e y 
i s somewhat h i g h e r a t 49.5%, r e f l e c t i n g t h e new i n t e r e s t i n l o c a l 
economic development due t o t h e i m p a c t o f r e c e s s i o n i n B r i t a i n . More
o v e r , t h e s e f i g u r e s p r o b a b l y u n d e r - e s t i m a t e t h e e x t e n t o f t h e i n c r e a s e 
i n f a c t o r y p r o v i s i o n as Camina's s u r v e y i n c l u d e d as " a c t i v e " a u t h o r i t i e s 
t h o s e w i l l i n g t o e r e c t a f a c t o r y t o a f i r m ' s s p e c i f i c a t i o n s as w e l l 
as t h o s e who had a l r e a d y b u i l t advance s p e c u l a t i v e u n i t s . I t i s a l s o 
i m p o r t a n t t o n o t e t h a t Camina d i d n o t s p e c i f y t h e s i z e o f u n i t . The 
p r e s e n t s t u d y , t h e r e f o r e , f o c u s s e s on a much n a r r o w e r r a n g e o f f a c t o r y -
b u i l d i n g a u t h o r i t i e s t h a n Camina, b u t n o n e t h e l e s s shows a l a r g e r number 
o f a c t i v e c o u n c i l s . 

Urbed's more r e c e n t s u r v e y (1979) f o u n d t h a t 5 7 % o f a u t h o r i t i e s 
had p r o v i d e d p r e m i s e s o f 5,000 s q . f t . and b e l o w . T h i s s t u d y was w e i g h t e d 
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t o f a v o u r c o u n c i l s i n t h e m a j o r u r b a n a r e a s w h i c h were t h o u g h t l i k e l y 
t o have an a c t i v e i n d u s t r i a l d e velopment programme. However, t h e 
A s s o c i a t i o n o f D i s t r i c t C o u n c i l ' s s u r v e y ( 1 9 8 0 ) f o u n d t h a t amongst 
a l l E n g l i s h and Welsh d i s t r i c t c o u n c i l s , 55.5% had e r e c t e d f a c t o r i e s . 
T h i s i s a v e r y s i m i l i a r p r o p o r t i o n t o t h a t f o u n d i n t h e p r e s e n t s t u d y 
even though t h e A s s o c i a t i o n o f D i s t r i c t c o u n c i l s c o u n t e d u n i t s up t o 
10,000 s q . f t . compared w i t h t h i s s u r v e y ' s l i m i t o f 5,000 s q . f t . 

Taken t o g e t h e r t h e p r e v i o u s s u r v e y s and t h e p r e s e n t one p o i n t 
t o a n o t e a b l e change i n t h e b a l a n c e o f a c t i v i t y between d i f f e r e n t k i n d s 
o f a u t h o r i t y . Camina s u g g e s t e d t h a t c o u n t y c o u n c i l s were t h e most 
l i k e l y t i e r o f a d m i n i s t r a t i o n t o have p r o v i d e d new f a c t o r i e s , w h i l e 
t o d a y t h e y have t h e l o w e s t p r o p e n s i t y t o p r o v i d e . T h i s change r e f l e c t s 
t h e s w i t c h i n emphasis f r o m u n i t s i n excess o f 5,000 s q . f t . t o s m a l l 
p r e m i s e s . County c o u n c i l s a r e p r i m a r i l y c o n c e r n e d w i t h i s s u e s t h a t 
have a s t r a t e g i c i m p o r t a n c e f o r t h e whole o f t h e i r a r e a , and s u b 
s t a n t i a l f a c t o r i e s aimed a t a t t r a c t i n g l a r g e e s t a b l i s h e d b u s i n e s s e s 
f i t i n t o t h i s r o l e . S m a l l p r e m i s e s , on t h e o t h e r hand, a r e a more 
l i m i t e d i n v e s t m e n t o f t e n d e s i g n e d t o accommodate l o c a l e n t e r p r i s e s 
and t h e s e schemes a r e g e n e r a l l y seen as more a p p r o p r i a t e t o d i s t r i c t 
a u t h o r i t i e s . 

Amongst t h e c o u n t y c o u n c i l s , t h e m e t r o p o l i t a n a u t h o r i t i e s have 
been t h e most a c t i v e . A l t h o u g h no r e p l y was r e c e i v e d f r o m Tyne and 
Wear, i t i s known t h a t t h i s a u t h o r i t y has s u p p l i e d s m a l l - f a c t o r i e s 
(Cameron e t a l 1 9 8 2 ) ; t h i s l e a v e s t h e V/est M i d l a n d s as t h e o n l y non-
p r o v i d i n g m e t r o p o l i t a n c o u n t y . Even t h e V/est M i d l a n d s , however, o f f e r e d 
i n t h e l a t e 1970s a r e n t - and r a t e - r e b a t e scheme g i v i n g new manu
f a c t u r i n g f i r m s a g r a n t o f 50% ( t o a maximum o f £1,000) o f t h e i r r e n t 
and r a t e overheads f o r t h e f i r s t two y e a r s o f o p e r a t i o n . 

About h a l f o f a l l d i s t r i c t a u t h o r i t i e s have p r o v i d e d s m a l l p r e m i s e s 
b u t a t t h i s l e v e l o f a d m i n i s t r a t i o n i t i s t h e London and m e t r o p o l i t a n 
boroughs v;hich have been p a r t i c u l a r l y a c t i v e . Many o f t h e s e u r b a n 
a u t h o r i t i e s e x p e r i e n c e p a r t i c u l a r economic p r o b l e m s , and i n consequence 
have been d e s i g n a t e d f o r s p e c i a l a s s i s t a n c e u n d e r t h e I n n e r Urban Areas 
Ac t 1978, I n f o r m a t i o n f r o m 26 o f t h e 42 d e s i g n a t e d a u t h o r i t i e s showed 
t h a t o n l y two had n o t p r o v i d e d p r e m i s e s . A h i g h e r p r o p o r t i o n o f 
m e t r o p o l i t a n a r e a s a r e d e s i g n a t e d under t h e i n n e r - c i t y programme and 
t h i s no doubt h e l p s t o e x p l a i n t h e i r g r e a t e r p r o p o r t i o n o f f a c t o r y -
p r o v i d i n g a u t h o r i t i e s compared w i t h t h e London b o r o u g h s . A n o t h e r f a c t o r 
i n London i s t h a t t h e w i l l i n g n e s s o f t h e p r i v a t e s e c t o r t o d e v e l o p 
s p e c u l a t i v e u n i t s has l e d some a u t h o r i t i e s , p a r t i c u l a r l y i n o u t e r 
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London, n o t t o i n t e r v e n e d i r e c t l y . For example, t h e N o r t h E a s t Thames 
I n d u s t r i a l C o n s u l t a t i v e Group, c o m p r i s i n g r e p r e s e n t a t i v e s f r o m t h r e e 
London boroughs has s t u d i e d t h e need f o r s m a l l p r e m i s e s i n t h e n o r t h 
e a s t a r e a o f London and has c o n c l u d e d t h a t , w i t h some encouragement, 
t h e p r i v a t e s e c t o r can f u l f i l l t h e a r e a ' s p r o p e r t y needs (NETICG 1 9 8 1 ) , 

New Town a u t h o r i t i e s have shown a h i g h p r o p e n s i t y t o d e v e l o p s m a l l -
f a c t o r y p r e m i s e s , even though f a c t o r y p r o v i s i o n i s an a c t i v i t y t h a t 
c a n be h i v e d - o f f t o t h e p r i v a t e s e c t o r . D e v e l o p e r s and i n s t i t u t i o n s 
have been r e l u c t a n t t o f i n a n c e s m a l l u n i t s and JURUE (1983a) s u g g e s t 
t h a t p r i v a t e i n v e s t m e n t i n New Towns has been f u r t h e r d i s c o u r a g e d by 
t h e non-commercial c r i t e r i a o p e r a t e d by Development C o r p o r a t i o n s when 
d e v e l o p i n g p r o p e r t y , making p r i v a t e c o m p e t i t i o n d i f f i c u l t . C o n s e q u e n t l y , 
t h e E n g l i s h New Towns have been r e s p o n s i b l e f o r t h e d e v e l o p m e n t o f 
o v e r 100 m i l l i o n s q uare f e e t o f f a c t o r y f l o o r s p a c e up t o 1981 ( B l a k e 
1 9 8 1 ) . The o n l y New Towns i n t h i s s u r v e y f o u n d n o t t o have i n c l u d e d 
some s m a l l p r e m i s e s i n t h e i r r e c e n t f a c t o r y programmes were B r a c k n e l l 
and C r awley, B r a c k n e l l was s c a l i n g down i t s a c t i v i t i e s d u r i n g t h e 
s t u d y p e r i o d , ready f o r t h e t r a n s f e r o f t h e i r a s s e t s t o t h e Commission 
f o r t h e New Towns, w h i l e Crawley had a l r e a d y been t r a n s f e r r e d p r i o r 
t o t h e s t u d y p e r i o d . 

Number o f u n i t s p r o v i d e d 

So f a r t h i s r e v i e w o f t h e s u r v e y ' s f i n d i n g s has f o c u s s e d on w h e t h e r 
p u b l i c a u t h o r i t i e s have p r o v i d e d any s m a l l u n i t s ; t h e d i s c u s s i o n now 
moves on t o c o n s i d e r t h e number o f u n i t s b u i l t , u s i n g d a t a f r o m 170 
a u t h o r i t i e s . ( E i g h t responses used i n t h e p r e v i o u s s e c t i o n - t h r e e 
c o u n t i e s and f i v e d i s t r i c t c o u n c i l s - were i n c o m p l e t e i n t h i s r e s p e c t ) . 

T a b l e 3,6 i n d i c a t e s the t o t a l , mean and median number o f u n i t s 
p r o v i d e d by each t y p e o f a u t h o r i t y . The mean and median f i g u r e s have 
been c a l c u l a t e d by i n c l u d i n g o n l y a c t i v e a u t h o r i t i e s . The i n c l u s i o n 
o f n o n - p r o v i d i n g c o u n c i l s w o u l d , o f c o u r s e , have made t h e s e f i g u r e s 
s m a l l e r , p a r t i c u l a r l y f o r t h e c o u n t y and d i s t r i c t a u t h o r i t i e s . G i v e n 
t h a t t h e r e a r e many more d i s t r i c t c o u n c i l s t h a n o t h e r k i n d s o f l o c a l 
a u t h o r i t y , i t i s n o t s u r p r i s i n g t h a t t h e y have s u p p l i e d t h e l a r g e s t 
number o f s m a l l p r e m i s e s . T a b l e 3.6 shows t h a t t h e y a c c o u n t f o r 4 4 % 
o f t h e o v e r a l l p r o v i s i o n o f l o c a l a u t h o r i t i e s , w h i l e c o u n t y c o u n c i l s 
have made t h e s m a l l e s t c o n t r i b u t i o n ( 9 % ) and o t h e r c a t e g o r i e s have 
each c o n t r i b u t e d between 15% and 1 7 % o f t h e o v e r a l l t o t a l . However, 
t h e s e f i g u r e s r e f l e c t t h e numbers o f a u t h o r i t i e s i n each c a t e g o r y . 
I t i s i m p o r t a n t , t h e r e f o r e , t o c o n s i d e r t h e t y p i c a l l e v e l o f a c t i v i t y 
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p e r p r o v i d i n g a u t h o r i t y , and t h e s e f i g u r e s a r e a l s o shown i n T a b l e 
3.6. 

TABLE 3.6 
Number o f u n i t s p r o v i d e d by t y p e s o f a u t h o r i t y 

Uhits Pn^vided 
No. o f 

providing No.of Percentage 
Type o f Authority a u t h o r i t i e s L h i t s o f t o t a l [•fedian 

County ccuTcils 12 582 S% 48.5 45 
D i s t r i c t councils 1C9 2,787 4 ^ 25.5 20 
MetrapolitEm B.C. 21 1,059 50.5 41 
London B.C. 19 948 1^6 49.0 47 
Ĵew TowTs 9 959 136 106.0 100 

A l l 170(1) 6.335(2) 100% 37.0 25 

Desig-iated inner c i t y a u t h o r i t i e s 26 1,574 2956 60.5 45 

Notes ( 1 ) There a r e 8 f e w e r p r o v i d i n g a u t h o r i t i e s compared w i t h T a b l e 
3.5 as t h e s e a u t h o r i t i e s d i d n o t p r o v i d e d e t a i l s o f t h e i r 
f a c t o r y programmes 

( 2 ) T h i s t o t a l i n c l u d e s a s m a l l e l e m e n t o f d o u b l e c o u n t i n g caused 
by j o i n t c o u n t y and d i s t r i c t schemes w h i c h have been 
r e s p o n s i b l e f o r 80 u n i t s 

The use o f t h e mean h i g h l i g h t s t h e e x c e p t i o n a l l y h i g h p r o v i s i o n 
i n New Towns, w h i c h average o v e r 100 u n i t s . T h i s a c t i v i t y r e p r e s e n t s 
an a t t e m p t t o compensate f o r the v i r t u a l absence o f a r e s e r v e o f o l d 
p r e m i s e s s u i t a b l e f o r young e n t e r p r i s e s w h i c h New Towns r e c o g n i s e d 
as .a p a r t i c u l a r p r o b l e m c o n s t r a i n i n g s m a l l - f i r m employment (see 
d i s c u s s i o n i n C h a p t e r Two). Amongst l o c a l a u t h o r i t i e s , t h o s e d e s i g n a t e d 
under t h e i n n e r c i t y programme have had t h e most e x t e n s i v e programmes. 

T a b l e 3.6 and F i g u r e 3.1 show t h a t t h e mean and median f i g u r e s p e r 
a u t h o r i t y a r e c l o s e l y r e l a t e d , t h e mean b e i n g o n l y s l i g h t l y h i g h e r 
because o f t h e i n f l u e n c e o f t h e r e l a t i v e l y modest number o f h i g h -
p r o v i d i n g a u t h o r i t i e s . For example, t h r e e m e t r o p o l i t a n a u t h o r i t i e s 
( B i r m i n gham, B r a d f o r d and Wolverhampton) have p r o v i d e d o v e r 100 u n i t s 
each, w h i l e B o l t o n (10 u n i t s ) and S t o c k p o r t ( 6 u n i t s ) have had v e r y 
l i m i t e d f a c t o r y programmes. 

3.5 PARTNERSHIP DEVELOPMENTS 

So f a r t h i s c h a p t e r has n o t emphasised t h e d i s t i n c t i o n between 
u n i t s f u n d e d s o l e y by l o c a l a u t h o r i t i e s and t h o s e p r o v i d e d j o i n t l y 
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F I G U R E 3.1 

Distribution of numbers of units provided 

2001-

150 

:oo 

I 50 

i 

County 
councils 

— M«an pfovisioo 

I 

4-I i 
District MetroDolitan London New towns 
councils B C s aC.s 

Local authority 

- 66 



w i t h a n o t h e r agency. P a r t n e r s h i p schemes have l o n g been common between 
l o c a l a u t h o r i t i e s and p r i v a t e d e v e l o p e r s as a means o f i m p l e m e n t i n g 
town c e n t r e r e d e v e l o p m e n t schemes (see [ H a r r i o t t 1967 pp.72-81) and 
i n t e r e s t has r e c e n t l y grown i n t h e i r use f o r i n d u s t r i a l p r o j e c t s f o r 
s i m i l a r r e a s o n s . These a r e r e l a t e d t o s a v i n g s i n r e s o u r c e s and t h e 
a b i l i t y t o m a i n t a i n c o n t r o l o v e r schemes w h i c h m i g h t o t h e r w i s e n o t 
t a k e p l a c e , o r be s o l e l y i n t h e hands o f a n o t h e r agency. P a r t n e r s h i p 
d e a l s w i t h t h e p r i v a t e s e c t o r a r e t h e most i m p o r t a n t , b u t schemes w i t h 
o t h e r p u b l i c b o d i e s have a l s o been u n d e r t a k e n . T h i s s e c t i o n l o o k s 
a t l o c a l - a u t h o r i t y p a r t n e r s h i p s , f i r s t , w i t h t h e p r i v a t e s e c t o r and 
t h e n w i t h o t h e r p u b l i c b o d i e s . 

L o c a l - a u t h o r i t y / p r i v a t e - s e c t o r p a r t n e r s h i p s 

Of t h e 170 f a c t o r y - p r o v i d i n g a u t h o r i t i e s i n t h e s u r v e y , 92 have 
p r o v i d e d some o r a l l o f t h e i r u n i t s i n p a r t n e r s h i p w i t h t h e p r i v a t e 
s e c t o r . The number o f u n i t s p r o v i d e d i n t h i s way i s o v e r o n e - t h i r d 
o f t h e t o t a l p r o v i s i o n . From a f i n a n c i a l p e r s p e c t i v e , t h e essence 
o f a p a r t n e r s h i p agreement between a l o c a l a u t h o r i t y and t h e p r i v a t e 
s e c t o r i s some s h a r i n g o f t h e r i s k a s s o c i a t e d w i t h t h e p r o j e c t and 
t h e r e t u r n f r o m i t . T h i s means t h a t t h e a u t h o r i t y ' s i n v e s t m e n t i s 
n o t r e c o u p e d b e f o r e development commences as w o u l d n o r m a l l y be t h e 
case when an a u t h o r i t y s e l l s i n d u s t r i a l l a n d f r e e h o l d , o r s e l l s a l e a s e 
h o l d i n t e r e s t f o r a f i x e d premium. 

The most common f o r m o f agreement e n t e r e d i n t o between a l o c a l 
a u t h o r i t y and t h e p r i v a t e s e c t o r i s a l e a s e b a c k a r r a n g e m e n t . T h i s 
g e n e r a l l y i n v o l v e s t h e a u t h o r i t y l e a s i n g a s i t e a t a p e p p e r c o r n r e n t 
t o a d e v e l o p e r who u n d e r t a k e s t o c o n s t r u c t and c o m p l e t e a scheme a l r e a d y 
a g r e e d , s u b j e c t t o a commitment f r o m t h e a u t h o r i t y t o l e a s e b a c k t h e 
f i n i s h e d p r o j e c t . The d e v e l o p e r w i l l u s u a l l y s e l l t h e f r e e h o l d o f 
t h e c o m p l e t e d scheme t o a f i n a n c i a l i n s t i t u t i o n w h i c h w i l l a l s o t a k e 
o v e r t h e g r o u n d l e a s e . The l o c a l a u t h o r i t y w i l l s u b - l e t t h e p r e m i s e s 
t o r e n t - p a y i n g t e n a n t s . I n l e a s e b a c k schemes t h e l o c a l a u t h o r i t y and 
t h e p r i v a t e s e c t o r recoup t h e i r i n v e s t m e n t o v e r t i m e as r e n t a l income 
i s e a r n e d , b u t whereas t h e income i s g u a r a n t e e d t o t h e d e v e l o p e r a n d / o r 
i n s t i t u t i o n , t h e a u t h o r i t y b e a r s d i s p r o p o r t i o n a t e l y t h e r i s k i n v o l v e d 
w i t h t h e o n l y e l e m e n t o f u n c e r t a i n t y f a c i n g t h e p r i v a t e p a r t n e r b e i n g 
t h e l e v e l o f f u t u r e r e n t a l g r o w t h . 
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V/here the i n d u s t r i a l development i s reckoned to be a more s e c u r e 
investment, the p r i v a t e p a r t n e r may not r e q u i r e the authority to take 
a l e a s e b a c k : i n s t e a d the developer w i l l pay a peppercorn r e n t f o r 
a s i t e assembled by a l o c a l a u t h o r i t y , which i n r e t u r n r e c e i v e s a s h a r e 
o f the market r e n t from the developer. As the p r i v a t e p a r t n e r r e t a i n s 
the l e a s e h o l d i t u s u a l l y m a i n t a i n s f u l l c o n t r o l o f the l e t t i n g and 
management of the u n i t s , l e a v i n g the l o c a l a u t h o r i t y l e s s scope to 
implement i t s employment o b j e c t i v e s . For t h e s e and o t h e r r e a s o n s , 
e q u i t y - s h a r i n g schemes are s i g n i f i c a n t l y l e s s common than l e a s e b a c k 
schemes f o r the p r o v i s i o n of s m a l l premises. 

I'/hatever the type of p a r t n e r s h i p , the i n i t i a t i v e f o r the develop
ment may o r i g i n a t e from e i t h e r the l o c a l a u t h o r i t y or the p r i v a t e 
pcu:'tner. However, the l o c a l a u t h o r i t y i s u n l i k e l y t o be persuaded 
to e n t e r a j o i n t scheme without a p r e v i o u s commitment to t h e p r o v i s i o n 
o f i n d u s t r i a l accommodation. The advantages to a s p e c i f i c a u t h o r i t y 
o f a p a r t n e r s h i p depend on i t s i n d i v i d u a l c i r c u m s t a n c e s , i t s p a r t i c u l a r 
p o l i c y o b j e c t i v e s and the a l t e r n a t i v e ways open to i t o f p u r s u i n g t h e s e 
o b j e c t i v e s . I n g e n e r a l , however, the b e n e f i t s a r e as f o l l o w s : 

( i ) The p r o v i s i o n of s m a l l i n d u s t r i a l u n i t s which might othe:^ 
wise not be b u i l t . I n many c a s e s the l o c a l - a u t h o r i t y 
guarantee on r e n t a l income may make the d i f f e r e n c e between 
a development going ahead or not. 

( i i ) The a t t r a c t i o n o f p r i v a t e - s e c t o r funds f o r development. 
P a r t n e r s h i p s a l l o w c o u n c i l s to c o n s e r v e t h e i r d w i n d l i n g 
f i n a n c e s f o r o t h e r uses w h i l e r e t a i n i n g a degree o f c o n t r o l 
over the form of development, and i t s management, 

( i i i ) The c o n t r o l of l e t t i n g s . I n comparison w i t h p r i v a t e 
developments, a leaseback arrangement g i v e s the l o c a l 
a u t h o r i t y some scope to s e l e c t t e n a n t s i n accordance w i t h 
i t s employment and economic development p o l i c i e s , 

( i v ) I n c r e a s i n g the f i n a n c i a l r e t u r n . Compared w i t h the d i s p o s a l 
of a ground l e a s e , a p a r t n e r s h i p approach may a l l o w the 
a u t h o r i t y to s h a r e i n the r e n t a l income ( a l t h o u g h most 
a u t h o r i t i e s a r e u n l i k e l y to r e g a r d t h i s income as a s i g n i 
f i c a n t a t t r a c t i o n g i v e n t h a t t h e i r main and immediate 
o b j e c t i v e i s simply to p r o v i d e s m a l l i n d u s t r i a l u n i t s ) , 

( v ) P l a n n i n g and environmental b e n e f i t s . L o c a l a u t h o r i t i e s 
f̂ ay» by p r o v i d i n g r e n t a l g u a r a n t e e s or by e n t e r i n g e q u i t y -
s h a r i n g schemes, f a c i l i t a t e the development o f vaccint or 
d e r e l i c t s i t e s which would not o t h e r w i s e take p l a c e . 
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'Atiere p r i v a t e developers and i n s t i t u t i o n s have c o o p e r a t e d w i t h 
l o c a l a u t h o r i t i e s i t has u s u a l l y only been where a number o f c o n d i t i o n s 
have been met. At the l o c a l l e v e l , funds p r e f e r t h e i r developments 
t o have good a c c e s s f o r s e r v i c i n g and t o be a c c e s s i b l e to the l e i r g e s t 
p o s s i b l e labour f o r c e . The appearance and upkeep o f t h e i r e s t a t e s 
i s a l s o a p r i o r i t y , and t h i s i s a s s o c i a t e d w i t h a tendency to seek 
a b u i l d i n g of high q u a l i t y . The p r i n c i p a l g o a l o f the p r i v a t e p a r t n e r 
i s to ensure a long l i f e from t h e i r i n v e s t m e n t s , which would be p r e 
j u d i c e d by poor e s t a t e management, lower b u i l d i n g s t a n d a r d s and 
d e s i g n i n g b u i l d i n g s e x c l u s i v e l y f o r manufacturing. By comparison, 
l o c a l a u t h o r i t i e s a r e more concerned w i t h the employment b e n e f i t s of 
s m a l l - f a c t o r y schemes, and t h i s l e a d s them to p r e f e r the p r o v i s i o n 
o f "bare s h e l l s " so t h a t b u i l d i n g c o s t s and r e n t a l s a r e kept a t as 
low a l e v e l as p o s s i b l e . Consequently, the d e s i g n and f i n a n c i a l a s p e c t s 
a r e c r u c i a l i n determining v;hether a j o i n t p r o j e c t can be agreed which 
w i l l r e c o n c i l e with the aims o f each p a r t n e r . 

A r e l a t e d a r e a of c o n f l i c t c o n c e r n s the s i z e o f the u n i t s to be 
provided. P r i v a t e i n v e s t o r s g e n e r a l l y a v o i d v e r y s m a l l premises as 
they f i n d i t more l u c r a t i v e to b u i l d l a r g e r u n i t s occupied by more e s t a b 
l i s h e d b u s i n e s s e s . T h i s i s o b v i o u s l y a t v a r i a n c e w i t h the l o c a l 
a u t h o r i t i e s g o a l s of a s s i s t i n g the emergence o f new b u s i n e s s e s . I n the 
p r e s e n t s u r v e y 34% of the l o c a l a u t h o r i t y / p r i v a t e u n i t s were g r e a t e r 
than 2,500 s q . f t . compared w i t h only 22% of the s o l e l y l o c a l - a u t h o r i t y 
f i n a n c e d u n i t s . 

The q u a l i t y of the l o c a l - a u t h o r i t y e s t a t e management can a l s o 
i n h i b i t i n v e s t o r s i f s t a n d a r d s on e x i s t i n g p r o p e r t i e s a r e poor, and 
i f u n i t s a r e l e t to u n s i g h t l y or noxious b u s i n e s s e s . A l s o , some i n s t i 
t u t i o n s a r e concerned t h a t a l o c a l a u t h o r i t y ' s employment p r i o r i t i e s 
may l e a d i t to r e j e c t more s e c u r e and c l e a n e r e n t e r p r i s e s i n favour 
of perhaps more r i s k y or "bad neighbour" t e n a n t s which p o t e n t i a l l y 
o f f e r more j o b s . T h i s view has been e x p r e s s e d , f o r example, by the 
N a t i o n a l C o a l Board Pension Fund, which has d e l i b e r a t e l y avoided any 
p a r t n e r s h i p agreements with l o c a l a u t h o r i t i e s , p r e f e r r i n g t o work only 
w i t h o t h e r p r i v a t e companies (see c a s e study i n Chapter S e v e n ) . But 
t h i s concern does not appear to be as s t r o n g l y f e l t by many o t h e r 
f i n a n c i a l i n s t i t u t i o n s as i t i s predominantly v/ith P e n s i o n Funds and 
I n s u r a n c e Companies t h a t l o c a l a u t h o r i t i e s have c o n c l u d e d j o i n t i n v e s t 
ments . 
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The q u e s t i o n n a i r e asked a u t h o r i t i e s to i n d i c a t e both the number 
and s i z e of t h e i r p a r t n e r s h i p u n i t s . I n a d d i t i o n , a u t h o r i t i e s were 
requested t o g i v e d e t a i l s of the n a t u r e o f t h e p s i r t n e r s h i p . Of the 
92 a u t h o r i t i e s with j o i n t p r i v a t e schemes, 62 p r o v i d e d d e t a i l e d inform
a t i o n on the c h a r a c t e r o f t h e i r p a r t n e r s h i p agreements; t h r e e q u a r t e r s 
of these i n d i c a t e d t h a t they had e n t e r e d a l e a s e b a c k d e a l . Other forms 
of agreement have been v a r i e d i n c h a r a c t e r , but most have l e f t the 
a u t h o r i t y w i t h l e s s i n f l u e n c e over the l e t t i n g and management of the 
u n i t s provided. G r e a t e r Manchester MCC has s i m p l y guaranteed to 
purchase or r e n t f a c t o r i e s which are s t i l l v a c a n t a t an agreed date, 
w h i l e Newcastle-under-Lyne DC has agreed o n l y to take a l e a s e b a c k 
u n t i l the f i r s t l e t t i n g s a r e taken up. As an example of c i n e q u i t y -
s h a r i n g scheme, Dudley TiBC assembled a s i t e f o r a l o c a l development 
company (A, & J , Mucklow L t d . ) who were g r a n t e d a 125 y e a r ground l e a s e 
(see case study i n Chapter Seven). Dudley MBC r e c e i v e s a percentage 
s h a r e of the e v e n t u a l r e n t a l income, but has l i t t l e i n f l u e n c e over 
the s e l e c t i o n o f t e n a n t s . 

As i n the c a s e of u n i t s provided e x c l u s i v e l y by l o c a l a u t h o r i t i e s . 
Table 3 . 7 shows t h a t the kinds of a u t h o r i t y most com.monly i n v o l v e d 
i n p r i v a t e p a r t n e r s h i p schemes are the New Towns and the London and 
m e t r o p o l i t a n boroughs. But although over 4 5 % o f New Town u n i t s have 
been b u i l t through p a r t n e r s h i p schemes, T a b l e 3 . 8 shows t h a t i t i s 
v e r y unusual f o r t h e s e to be the only form o f p r o v i s i o n i n the New 
Towns. By c o n t r a s t f o r almost h a l f the d i s t r i c t c o u n c i l s w i t h p a r t n e r 
s h i p schemes, these u n i t s are t h e i r s o l e p r o v i s i o n . 

TABLE 3 . 7 

L o c a l - a u t h o r i t y / p r i v a t e p a r t n e r s h i p schemes by type o f a u t h o r i t y 

Type of authority 

Ftxxjorticn of 
factory-providing 
authorities with 
LA/private units 

Average no, of 
LA/private units 
per partnership 

auth. 

ParbTership 
u i i t s as a 
prcporticn 
of total 

CoLTity council 
District cojTcil 
r-fetrcpolitan B.C. 
Londcn B.C. 
ri&tf TOWTS 

42.C% 
49.996 
62.C96 
68.EP& 
78.0% 

21 
21 
19.5 
29 
62 

18.CP^ 
41.0% 
24.C% 
39.^6 
45.9% 

A l l 54.C% 25 • 36.3% 

x' = 1 7 . 3 0; c r i t i c a l 
o f freedom 

v a l u e a t 95% l e v e l i s 9 . 4 8 8 w i t h 4 degrees 
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TABLE 3.8 

A u t h o r i t i e s w i t h only l o c a l - a u t h o r i t y / p r i v a t e p a r t n e r s h i p u n i t s 

Type of a u t t i G r i t y 
No.of 

authctrities 

Proporticn of prx^n-ding authorities 
with joint schanes uiioee sole 

provision are piartnership vnits 

Couity oouTcil 1 20.09& 
[district couTcil 25 46.a9& 
rfetrcpolitan B.C. 1 8.056 
Londan B.C. 5 38.95& 
Mew Ta^JTS 1 14.C5S 

L o c a l - a u t h o r i t y / p u b l i c s e c t o r p a r t n e r s h i p 

L o c a l a u t h o r i t i e s have a l s o b u i l t s m a l l f a c t o r i e s j o i n t l y w i t h 
o t h e r p u b l i c a g e n c i e s , e a s i l y the most popular s t r a t e g i e s b e i n g to 
l i n k with o t h e r l o c a l a u t h o r i t i e s or w i t h the Development Commission, 
through t h e i r agent CoSIRA. T a b l e 3.9 shows t h a t e l e v e n d i s t r i c t 
a u t h o r i t i e s have cooperated w i t h t h e i r r e s p e c t i v e county c o u n c i l s , 
w h i l e t e n have b u i l t i n p a r t n e r s h i p w i t h t h e Development Commission. 
I t must be s t r e s s e d , however, t h a t so f a r the c o n t r i b u t i o n of t h e s e 
schemes has not been s u b s t a n t i a l ; i n a l l they account f o r l e s s than 
4% o f the t o t a l l o c a l a u t h o r i t y p r o v i s i o n , 

TABLE 3.9 

P a r t i c i p a t i o n i n l o c a l - a u t h o r i t y / p u b l i c p a r t n e r s h i p schemes 

TVpe of authority 
Type of partner 

Local authorityCD Develppmait Corniission 

CoLTrty ccuTcil 3 1 
Distri c t couicil 6 9 
Metropolitan B.C. 1 0 
Lcndcn B.C. 1 0 

0 0 

(l)Note t h a t because not a l l l o c a l a u t h o r i t y p a r t n e r s responded t o 
the survey the t o t a l i s an odd number 

S i n c e the p r e s e n t survey was undertaken, the Development Commission 
has extended i t s programme of j o i n t developments wi t h l o c a l a u t h o r i t i e s 
by the i n t r o d u c t i o n o f a -50/50 funding scheme. Under t h i s arrangement, 
the Commission w i l l c o n t r i b u t e up to 50^ o f the c o s t o f new or 
r e f u r b i s h e d s m a l l premises provided and managed by l o c a l a u t h o r i t i e s . 
T h i s programme was announced i n February 1981, and w i t h i n a y e a r 15 
p r o j e c t s had been approved f o r 100 workshops i n ten c o u n t i e s t o t a l l i n g 
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110,000 s q . f t . (Development Commission 1982). I n the f o l l o w i n g y e a r 
a f u r t h e r 167 j o i n t l y - f u n d e d workshops were approved, i n d i c a t i n g t h a t 
p a r t n e r s h i p schemes with the Development Commission have f u r t h e r 
i n c r e a s e d i n importance. 

3.6 REFURBISHED PREMISES 

One o f the problems of accommodating s m a l l e n t e r p r i s e t h a t was 
h i g h l i g h t e d i n Chapter Two i s t h a t they may f i n d new p r e m i s e s expensive 
t o r e n t , so they o f t e n p r e f e r cheaper a l t e r n a t i v e s . P a r t o f t h i s demand 
can be s a t i s f i e d by the r e f u r b i s h m e n t o f o l d , redundant b u i l d i n g s . 
Of the t o t a l u n i t s s u p p l i e d by l o c a l a u t h o r i t i e s and Mew To'/ms, 12% 
a r e i n converted premises (Ta b l e 3.10). Over a q u a r t e r (215 u n i t s ) 
o f these p r o p e r t i e s are to be found w i t h i n London. The i n n e r London 
boroughs have been the most a c t i v e l y i n v o l v e d i n r e f u r b i s h m e n t schemes, 
and t h i s may p a r t l y r e f l e c t the d i f f i c u l t y o f a s s e m b l i n g s i t e s f o r 
new developments. Probably a more important i n f l u e n c e , however, i s 
the d e c l i n e o f the i n d u s t r i a l economies o f i n n e r c i t i e s which has l e f t 
l a r g e a r e a s of redundant b u i l d i n g s which have p o t e n t i a l f o r c o n v e r s i o n 
i n t o s m a l l e r premises. Moreover, i n h i s t o r i c i n d u s t r i a l a r e a s such 
a s London*s docklands, r e h a b i l i t a t i o n schemes have been a v a l u a b l e 
means of c o n s e r v i n g p a r t of the economic h e r i t a g e by f i n d i n g new uses 
f o r o l d b u i l d i n g s . Throughout London t h e r e have been a number o f 
c o n s e r v a t i o n groups and " s o c i a l e n t r e p r e n e u r s " a c t i v e who have not 
on l y i n i t i a t e d schemes themselves, but have a l s o brought p r e s s u r e on 
l o c a l a u t h o r i t i e s to become more i n v o l v e d i n c o n v e r s i o n programmes. 
The R o t h e r h i t h e Workshops p r o v i d e a good example; t h i s p r o j e c t was 
commenced by the I n d u s t r i a l B u i l d i n g P r e s e r v a t i o n T r u s t , b u t when i t 
ran i n t o f i n a n c i a l d i f f i c u l t i e s Southwark v/as persuaded t o buy the 
b u i l d i n g and to continue the r e s t o r a t i o n work. 

TABLE 3.10 

P r o v i s i o n of r e f u r b i s h e d premises by l o c a l a u t h o r i t i e s 

P r o p o r t i o n o f a l l 
f a c t o r y - p r o v i d i n g 

Type of a u t h o r i t i e s w i t h P r o p o r t i o n o f 
a u t h o r i t y refurbishment schemes No. o f U n i t s t o t a l p r o v i s i o n 

Comty couTcil 505IS 69 12.0% 
Dis t r i c t coLncil 236 372 13.C% 
Metropolitan B.C. 106 10.0% 
Lcndcn B.C. 42% 215 23.C% 
New TowTs 33% 25 2.36 

AU 31% 787 12.E% 
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The r e n o v a t i o n of o l d i n d u s t r i a l b u i l d i n g s i s , o f c o u r s e , g i v e n 
p a r t i c u l a r emphasis by those a u t h o r i t i e s d e s i g n a t e d under the i n n e r 
c i t i e s programme which a r e a b l e to d e c l a r e I n d u s t r i a l Improvement Areas. 
Within these a r e a s , a u t h o r i t i e s have c e r t a i n a d d i t i o n a l powers and 
r e s o u r c e s to t a c k l e the problems of o l d e r i n d u s t r i a l environments by 
c a r r y i n g out work themselves, or by g i v i n g g r a n t and l o a n a s s i s t a n c e 
t o i n d u s t r i a l i s t s f o r s p e c i f i e d improvement work ( T a y l o r 1 9 8 2 ) . New 
premises have a l s o been b u i l t by l o c a l a u t h o r i t i e s i n I n d u s t r i a l 
Improvement Areas but the main emphasis has been on r e f u r b i s h m e n t both 
to improve premises a l r e a d y i n i n d u s t r i a l use and to b r i n g i n t o use 
p r e v i o u s l y redundant b u i l d i n g s . 

I n a d d i t i o n to the schemes c a r r i e d out i n the major urban c e n t r e s , 
a number of r u r a l a u t h o r i t i e s have c o n v e r t e d p r e m i s e s f o r i n d u s t r i a l 
use. The types of property which have been r e f u r b i s h e d i n t h e s e a r e a s 
v a r y c o n s i d e r a b l y ; E a s t Devon DC, f o r example, has a c q u i r e d a former 
army t r a i n i n g camp i n Honiton to p r o v i d e 37 s m a l l p r e m i s e s . 
Fareham EC has r e s t o r e d F o r t Fareham, a n i n e t e e n t h c e n t u r y defence 
i n s t a l l a t i o n and converted i t to p r o v i d e 25 workshops f o r s m a l l 
i n d u s t r i e s . I t has been suggested a l s o t h a t many o l d farm b u i l d i n g s 
a r e s u i t a b l e f o r c o n v e r s i o n i n t o s m a l l i n d u s t r i a l premises (Development 
Commission 1982). I n p r a c t i c e , t h i s s u r v e y found t h a t no l o c a l 
a u t h o r i t i e s have so f a r been i n v o l v e d w i t h farm p r o p e r t i e s p o s s i b l y 
because o f t h e i r g e n e r a l l y i s o l a t e d s i t u a t i o n . I n an attempt to 
encourage more conversion work i n the remoter r u r a l a r e a s , the Develop
ment Commission announced i n March 1982 a scheme to g r a n t a i d l o c a l 
a u t h o r i t i e s and other bodies to undertake the c o n v e r s i o n of farm 
b u i l d i n g s f o r c r a f t and l i g h t i n d u s t r i a l u se. The g r a n t has sub
s e q u e n t l y been extended to cover a l l types o f redundant p r o p e r t y , and 
by 1984 200 p r o j e c t s had been approved (Milne 1984). 

3.7 THE SIZE OF UNITS PROVIDED 

Having examined the p a t t e r n o f a c t i v i t y i n terms of the numbers 
o f u n i t s provided and the c o n t r i b u t i o n o f p a r t n e r s h i p and c o n v e r s i o n 
schemes, t h i s s e c t i o n now c o n s i d e r s the s i z e o f u n i t s t h a t have been 
b u i l t . The q u e s t i o n n a i r e s p e c i f i e d t h r e e s i z e groups i n t o which 
a u t h o r i t i e s were asked to a p p o r t i o n t h e i r u n i t s . The s m a l l e s t s i z e 
c a tegory was u n i t s of l e s s than 500 s q . f t . which ar e c o n s i d e r e d 
e s p e c i a l l y a p p r o p r i a t e f o r r e c e n t l y formed e n t e r p r i s e s . The second 
group was premises between 500 and 2,500 s q . f t . , which t y p i c a l l y s u i t 
b u s i n e s s e s t h a t a r e s t a r t i n g t o i n c r e a s e p r o d u c t i o n and t a k e on more 
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workers. The f i n a l group was u n i t s g r e a t e r than 2,500 s q . f t . and up 
to 5,000 s q . f t . which w i l l tend to be popular w i t h more e s t a b l i s h e d 
companies. 

I t i s r e c o g n i s e d t h a t f a c t o r y s i z e i s only an approximate guide 
as to the c h a r a c t e r i s t i c s o f the occupant f i r m s . Consequently, a 
s e p a r a t e q u e s t i o n was asked i n the q u e s t i o n n a i r e on whether the 
a u t h o r i t y had provided any " s m a l l s t a r t e r workshops". T a b l e 3,11 shows 
t h a t w h i l e only 20% of a u t h o r i t i e s w i t h s m a l l - f a c t o r y programmes have 
provided u n i t s of l e s s than 500 s q . f t . , almost 70% have s u p p l i e d what 
they c o n s i d e r e d to be " s t a r t e r " premises f o r new b u s i n e s s e s . T h i s 
i n d i c a t e s t h a t most l o c a l a u t h o r i t i e s f e e l t h a t s t a r t e r u n i t s can be 
l a r g e r than the s i z e i n d i c a t e d i n the s u r v e y , but i f the o b j e c t i s 
to a t t r a c t more new b u s i n e s s e s i t appears t h a t l o c a l a u t h o r i t i e s have 
b u i l t too l a r g e f o r most s m a l l f i r m s . For example, Peterborough 
Development C o r p o r a t i o n ' s w e l l - p u b l i c i s e d m i n i - f a c t o r y schemes (Goodrun 
1980) o f u n i t s between 500 and 1,500 s q . f t . were o c c u p i e d predominantly 
by f i r m s w i t h s e v e r a l y e a r s t r a d i n g e x p e r i e n c e . 

TABLE 3.11 
The p r o v i s i o n of " s t a r t e r u n i t s " 

NuTber of authorities with:-
Uiits <500 sq.ft. "Shall starter t n i t s " 

% of a U % of a l l 

Type of authority 
providing prcrvidirTg 

Type of authority rto. authorities No. authorities 

CoLnty council 3 25.0% 5 41% 
Dist r i c t c o u c i l 18 16.^ 74 68% 
Nfetrcpolitan B.C. 5 24.0% 18 88% 
Londcn B.C. 5 26.0% 12 636 
New Towi 3 30.0% 9 10C% 

AU 34 20.0% 118 69.606 

U n i t s of l e s s than 500 s q . f t . a r e o n l y a f r a c t i o n o f the l o c a l 
a u t h o r i t i e s * o v e r a l l p r o v i s i o n . Around t w o - t h i r d s o f a l l the u n i t s 
p rovided have been between 500-2,500 s q . f t . ( s e e T a b l e 3.12) and a 
f u r t h e r q u a r t e r have been between 2,501 s q . f t . and 5,000 s q . f t . T h i s 
s i z e d i s t r i b u t i o n may w e l l r e f l e c t two c o n s i d e r a t i o n s : t h e f i r s t i s 
t h a t the under 500 s q . f t . c a t e g o r y has a much s m a l l e r s i z e range than 
the o t h e r groups and o b v i o u s l y has fewer u n i t s i n i t f o r t h i s r e a s o n . 
The second i s t h a t the over 2,500 s q . f t . range i s moving c l o s e r to 
the s i z e o f property where one might expect p r o f i t a b l e p r i v a t e s e c t o r 
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development: t h e r e f o r e , i n s e e k i n g to f i l l a gap i n the market, l o c a l 
a u t h o r i t i e s have tended to b u i l d r a t h e r s m a l l e r u n i t s . 

TABLE 3.12 

S i z e of u n i t s provided by l o c a l a u t h o r i t i e s and New Towns 

<500 sq.ft. 500-2,500 sq.ft. 2,501-5,000 sq.ft. 
% of % of % of 

TVpe of autliarity No. total No. total No. total 

Ccuity cotncil 28 306 52% 248 43% 
District c c m c i l 166 e% 2,034 73% 587 21% 
Metropolitan B.C. 76 7% 838 79% 145 14% 
Lcndcn B.C. 131 1 ^ 516 56% 291 31% 
New ToMTs 24 515 5q% 410 43% 

A l l (1) 425 7% 4,209 67% 1.681 26% 

( 1) Note the o v e r a l l t o t a l i s s m a l l e r than t h a t g i v e n i n 3 . 4 because 
of 20 unapportioned r e h a b i l i t a t e d u n i t s . 

Amongst the v a r i o u s types o f a u t h o r i t y , the London boroughs have 
the h i g h e s t p r o p o r t i o n o f u n i t s under 500 s q . f t . ( T a b l e 3 . 1 2 ) . t h i s 
may r e f l e c t the d i f f i c u l t y of a ssembling l a r g e s i t e s i n congested urban 
a r e a s . A l s o , some London boroughs, and p a r t i c u l a r l y Camden, have a 
p o l i c y o f i n c o r p o r a t i n g s m a l l workshops i n t o many o f t h e i r r e s i d e n t i a l 
schemes. By c o n t r a s t the New Towns and c o u n t i e s have b u i l t many more 
of t h e i r u n i t s i n the 2,501-5,000 s q . f t . range. I n the c a s e of New 
Towns, t h i s may r e f l e c t t h e i r t r a d i t i o n a l r o l e i n accommodating e x i s t i n g 
b u s i n e s s e s moving out from a major c i t y and i n t o the New Town. I n 
the c a s e of c o u n t i e s , t h e i r i n t e r e s t i n s t r a t e g i c i s s u e s and l a r g e -
s c a l e i n d u s t r i a l schemes i s r e f l e c t e d i n the b u i l d i n g o f r e l a t i v e l y 
l a r g e f a c t o r i e s . 

The o v e r a l l p a t t e r n o f a c t i v i t y d i s c o v e r e d by the survey i s 
summarised i n Table 3,13: t h i s shows the p r o v i s i o n i n terms of the 
t h r e e s i z e ranges and the three ways i n which they have been f i n a n c e d . 
Of the n i n e c e l l s i n the t a b l e two s t a n d out a s b e i n g o f major 
importance; those r e l a t i n g to u n i t s o f between 500-2,500 s q . f t . p rovided 
by l o c a l a u t h o r i t i e s a c t i n g alone, and u n i t s o f the same s i z e b u i l t 
by l o c a l a u t h o r i t i e s working i n c o n j u n c t i o n w i t h the p r i v a t e s e c t o r . 
Together these account f o r t w o - t h i r d s o f a l l accommodation, w h i l e n e a r l y 
a l l the remainder i s provided by the same a g e n c i e s i n the form o f r a t h e r 
l a r g e r premises (2,501-5,000 s q . f t . ) . 
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TABLE 3.13 

Summary of new s m a l l - f a c t o r y p r o v i s i o n by l o c a l a u t h o r i t i e s 

<500 sq.ft. 
Size of i n i t 

500-2,500 s q A . 2,501-5,000 sq.ft. Total 

Local authority 3.C% 35.0% 13.C% 51.C% 
Local authority /pLbl ic O.S% 5.5% 1.36 7.36 
Local autJxirity/private 1.0% 26.6% 14.C% 41.5% 

Total 4.Ee6 67.0% 28.9% 100.0% 

When r e v i e w i n g the c o n t r i b u t i o n o f the v a r i o u s t y p e s o f a u t h o r i t y , 
t h i s c h a p t e r has i n d i c a t e d the p a r t i c u l a r l y s t r o n g p o s i t i o n o f the 
m e t r o p o l i t a n and London a u t h o r i t i e s . Most of the New Towns have a l s o 
been a c t i v e , but by c o n t r a s t the f i g u r e drops to below 5 0 % f o r both 
the s h i r e c o u n t i e s and d i s t r i c t c o u n c i l s . I f we look a t the mean number 
o f u n i t s provided a s l i g h t l y d i f f e r e n t p i c t u r e emerges which h i g h l i g h t s 
the dominance o f New Towns, which average over 100 u n i t s . But i n 
c o n s i d e r i n g the t o t a l s t o c k o f new s m a l l u n i t s , the d i s t r i c t c o u n c i l s , 
b e i n g so much more numerous than o t h e r k i n d s o f a u t h o r i t y , have 
i n e v i t a b l y made the l a r g e s t c o n t r i b u t i o n ( 4 4 % ) . The next c h a p t e r now 
goes on to examine how t h e s e v a r i a t i o n s between the d i f f e r e n t t y p e s 
o f a u t h o r i t y have i n f l u e n c e d the s p a t i a l p a t t e r n o f b u i l d i n g a c t i v i t y . 
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NOTES ON CHAPTER THREE 

(1 ) Two i n f l u e n c e s h e l p e x p l a i n the r e l a t i v e l y low r e s p o n s e from New 
Towns. The q u e s t i o n n a i r e was s e n t to a l l E n g l i s h New Towns, 
i n c l u d i n g those whose a s s e t s had been t r a n s f e r r e d to the Commission 
f o r the New Towns which i s p r i m a r i l y a management agency. Both 
H a t f i e l d and Welwyn had been t r a n s f e r r e d to the Commission i n 
1966 and l i t t l e s m a l l - f a c t o r y p r o v i s i o n by the New Town would 
be expected i n the study p e r i o d . ( I n Hemel Hempstead, t r a n s f e r r e d 
1962, only 7 u n i t s were s u p p l i e d 1976-1981). I n 1981 two New 
Towns - Runcorn and Warrington - were merged, and the non-response 
i s r e corded a g a i n s t both towns. 

( 2 ) T h i s i s s u e was not r a i s e d d i r e c t l y i n the q u e s t i o n n a i r e , but 
Malvern H i l l s DC provided d e t a i l s o f t h e i r pre-development r e s e a r c h 
a s p a r t o f t h e i r d i s c u s s i o n o f the s u c c e s s and f a i l u r e s o f t h e i r 
f a c t o r y programmes. Malvern H i l l s DC s u r v e y e d s m a l l b u s i n e s s e s 
t h a t had p r e v i o u s l y c o n t a c t e d the a u t h o r i t y s e e k i n g accommodation 
to a s c e r t a i n the l e v e l of demand f o r s m a l l u n i t s and the type 
o f p r o p e r t y p r e f e r r e d . 

(3) E s t i m a t e g i v e n by C h i e f E s t a t e s O f f i c e r , Plymouth D i s t r i c t C o u n c i l 
f o r t y p i c a l new u n i t b u i l t i n 1981. Green and F o l e y (1982) i n d i c a t e 
a lower e s t i m a t e f o r new f a c t o r i e s b u i l t by E n g l i s h E s t a t e s ; t h e i r 
f i g u r e s u g g e s t s a t y p i c a l b u i l d i n g c o s t s o f £15 per s q . f t . ( i . e . 
£30,000 f o r a 2,000 s q . f t . f a c t o r y ) . 

( 4 ) T h i s p r o p o r t i o n was reduced to 30% i n 1984/85. 

(5) The 1979/80 T r e a s u r y Supply E s t i m a t e s i n d i c a t e t h a t the t o t a l 
r e g i o n a l development a l l o c a t i o n was £529 m i l l i o n f o r 1980/81. 
Of t h i s t o t a l , £0.5 m i l l i o n only was a l l o c a t e d f o r d i s t r i b u t i o n 
t o l o c a l a u t h o r i t i e s f o r a l l c a p i t a l p r o j e c t s ( S u p p l y E s t i m a t e s , 
C l a s s Four Vote One, H.M. T r e a s u r y 1981). No i n f o r m a t i o n i s 
a v a i l a b l e on what p r o p o r t i o n o f the £0.5 m i l l i o n was a l l o c a t e d 
f o r l o c a l - a u t h o r i t y f a c t o r y p r o v i s i o n . 
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CHAPTER FOUR: LOCAL-AUTHORITIES' SMALL FACTORY PREMISES: 
THE GEOGRAPHY OF PROVISION 

4.1 INTRODUCTION 

The p r e v i o u s c h a p t e r c o n s i d e r e d t h e p r o p e n s i t y f o r d i f f e r e n t k i n d s 
o f a u t h o r i t y to be engaged i n s m a l l - f a c t o r y p r o v i s i o n and the types 
o f u n i t p r o vided. But, i n a d d i t i o n to examining v a r i a t i o n s between 
d i f f e r e n t t i e r s o f l o c a l a u t h o r i t y , i t i s important t o c o n s i d e r 
g e o g r a p h i c a l v a r i a t i o n s i n the l e v e l o f t h e i r p r o v i s i o n . I n t h i s 
c h a p t e r , t h i s i s done f i r s t f o r the o v e r a l l b u i l d i n g p a t t e r n and second 
f o r the s p e c i a l c o n t r i b u t i o n made by p r i v a t e p a r t n e r s h i p schemes. 
The f i n a l s e c t i o n of the c h a p t e r r e l a t e s the s p a t i a l p a t t e r n of 
p r o v i s i o n to the l e v e l o f a c t i v i t y o f o t h e r p r o v i d i n g a g e n c i e s and 
t o the economic and environmental c h a i r a c t e r i s t i c s o f the l o c a l 
a u t h o r i t i e s . 

4,2 THE SPATIAL PATTERN OF PROVISION 

The s p a t i a l d i s t r i b u t i o n o f p r o v i d i n g a u t h o r i t i e s i s i l l u s t r a t e d 
i n F i g u r e 4.1 and 4.2 which, w i t h two major e x c e p t i o n s , shows a w i d e s -
spread p a t t e r n o f p r o v i s i o n . These e x c e p t i o n s a r e a broad band from 
Cumbria to Humberside and around London. The a r e a o f i n a c t i v i t y around 
the c a p i t a l s t r e t c h e s westwards to O x f o r d s h i r e , southwards and eastwards 
t o the c o a s t s o f West Sussex and E s s e x and northwards to Northampton
s h i r e , Table 4.1 shows the v a r i a t i o n s a t r e g i o n a l l e v e l u s i n g the 
sta n d a r d economic r e g i o n s ( F i g u r e 4 . 3 ) . 

TABLE 4.1 

Regional d i s t r i b u t i o n of s m a l l — f a c t o r y p r o v i s i o n 

Region 
No. of auttrrities 

and r^Af To/jrs 
rfo.of 

replies 
Providing 

authorities 
Providers as % 

of total replies 

Ncrttiem 37 23 19 82.9% 
Yorte & Unterside 30 25 11 44.0% 
Mcrth 'Alest 45 29 23 79.0% 
East >tidlarxis 47 35 24 68.36 
West I-tidlar^ 43 36 21 58.5% 
East Anglia 24 22 14 63.96 
South East 152 122 45 37.0% 
South West 54 39 21 54.C% 
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F I G U R E 4 . 1 

The Spatial Pattern of Providing Authorities: 
District Councils and London B.C.'s 

Units ProvkJed 
1976-1981 

No Units 
1976 -1981 

No Return 
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F I G U R E 4.2 
The Spatial Pattern of Providing Authorities 

County Councils and New Towns 

Counties New Towns 

•
Units Provided « 
1976 - 1981 

r—1 No Units 
_ J 1976-1981 

I I No Return 

-
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F I G U R E 4 . 3 
Standard economjc regioos m England 
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The s p a t i a l p a t t e r n of p r o v i s i o n i s complex. Without d e t a i n i n g 
the r e a d e r w i t h too much d e t a i l , the f o l l o w i n g s e c t i o n c o n c e n t r a t e s 
on the s a l i e n t c h a r a c t e r i s t i c s of each r e g i o n . The r e g i o n a l d i s t r i b u t i o n 
o f the number of s m a l l f a c t o r i e s i s i n d i c a t e d i n T a b l e 4.2 and the 
s p a t i a l v a r i a t i o n s a r e shown i n F i g u r e s 4.5 and 4 . 6 ( 1 ) . To take account 
o f the v a r i a t i o n i n response r a t e between r e g i o n s . T a b l e 4.2 a l s o shows 
the average p r o v i s i o n per a u t h o r i t y . The same t a b l e shows the p r o v i s i o n 
per head of p o p u l a t i o n ( 2 ) . 

TABLE 4.2 

R e g i o n a l d i s t r i b u t i o n of number o f s m a l l f a c t o r i e s p r o v i d e d 

I h i t s Provided 
Per a l l Per Factories 

E^Dpulatian % of respcnding providing per lO.OOO 
Region 1961 No. total authorities authority pcpulation 

r-iai'UitiiTi 3.104,353 367 6.0% 16 19.5 1.18 
Yorte & HjTberside 4,860,484 426 6.5% 17 42.5 0.88 
rJorth West 6,414,168 747 12.0% 26 32.5 1.16 
East Midlands 3,819,187 1,423 22.5% 41 64.5 3,72 
v;est Midlands 5,148.345 525 8.0% 14.5 25 1.02 
East Anglia 1,871,635 566 9.0% 26 47 3.03 
South East 16,795,756 1,869 29.5% 15 42.5 1.11 
South l-fest 4.348,908 412 6.5% 10.5 21.5 0.95 

A l l 46,362,836 6.335 10C% 19 37 1,37 

The South E a s t r egion has the l o w e s t p r o p o r t i o n of a c t i v e 
a u t h o r i t i e s , although because of the p o p u l a t i o n o f t h i s a r e a the a c t u a l 
number of f a c t o r y - p r o v i d i n g a u t h o r i t i e s i s more than tv;ice t h a t of 
most o t h e r r e g i o n s . The a r e a s without f a c t o r y programmes form a broad 
r i n g around London where pla n n i n g p o l i c i e s i n the 1970s o f t e n r e s t r i c t e d 
f u r t h e r i n d u s t r i a l development. T h i s r e s t r i c t i v e a t t i t u d e , motivated 
by a concern t o p r o t e c t d e s i g n a t e d green b e l t and e x i s t i n g i n d u s t r y 
(by r e d u c i n g c o m p e t i t i o n f o r l a b o u r ) , p a r t l y e x p l a i n s the low l e v e l 
o f p r o v i s i o n i n the Home Cou n t i e s . 

The l a r g e number, but low p r o p o r t i o n , o f p r o v i d i n g a u t h o r i t i e s 
a f f o r d s the South E a s t a d i s t i n c t i v e p o s i t i o n i n the p a t t e r n of 
p r o v i s i o n . Over a q u a r t e r o f a l l l o c a l - a u t h o r i t y s m a l l p r e m i s e s a r e 
i n the South E a s t , but the number o f f a c t o r i e s p r o v i d e d p e r head of 
p o p u l a t i o n i s amongst the lowest o f a l l the r e g i o n s , V/ithin the South 
E a s t , the i n n e r London boroughs have tended t o b u i l d the most and o u t 
s i d e G r e a t e r London only Aylesbury V a l e (145 u n i t s ) and North Bedford
s h i r e (68 u n i t s ) have been p a r t i c u l e i r l y a c t i v e . The e v i d e n c e a v a i l a b l e 
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F I G U R E 4 . 5 
Provision of Factory Premises of 5000 sq.ft .and below 
by District Authorities and London Borough Councils 

units supplied 1976-81 

no information 
no units 
1 - 20 
21-50 
51-100 
> 100 
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FIGURE 4.6 
Provision of Factory Premises of 5000 sq.ft. and below by 
County Councils 

1976 - 1981 
units supplied 
I I no inforn->ation 
I ^ no units 
• 1 - 2 0 
cmni 21-50 

51-100 
>100 
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( a l b e i t incomplete) suggests that, despite the concentration of New 
Towns in the region they have had only a minor influence on the o v e r a l l 
provision in the region. Of the four New Towns represented in the 
survey only two had provided small units between 1976 - 1981-

The East Midlands has provided the second l a r g e s t number of small 
f a c t o r i e s (Table 4.2), but per head of population the region has three 
times the provision of the South East. This p a r t l y r e f l e c t s the number 
of county councils which have had factory programmes i n the East 
Midlands. In other regions, generally the counties' programmes have 
been much l e s s important. No information was a v a i l a b l e on L i n c o l n s h i r e , 
but a l l other counties i n the East Midlands have provided premises 
including Derbyshire and Nottinghamshire which were n a t i o n a l l y the 
two most ac t i v e counties ( 1 ) . Nottinghamshire's involvement i n economic 
development goes back to the l a t e 1960s, when the r e s t r u c t u r i n g of 
the coal-mining industry produced a large number of redundancies i n 
the county. Consequently, i n i t s factory programme the county has 
given p r i o r i t y to c o l l i e r y areas as t h e i r economies have been regarded 
as the most at r i s k (Nottinghamshire County Council 1981). I n addition, 
the c i t y of Nottingham and the New Towns of Northampton and Corby have 
also been extensive providers i n the region. 

The North West has b u i l t the t h i r d l a r g e s t number of small 
premises. This region has a high proportion of a u t h o r i t i e s with factory 
programmes, but the average number of units per authority i s compar
a t i v e l y small. Amongst those l o c a l a u t h o r i t i e s i n the survey, only 
V/irral MBC has supplied more than 50 u n i t s , but o v e r a l l the most 
important provider has been Central Lancashire New Tov/n with 153 u n i t s . 

East Anglia i s the fourth highest provider although, i n r e l a t i o n 
to i t s population s i z e , t h i s region has been p a r t i c u l a r l y prominent. 
The mean number of units b u i l t by a c t i v e a u t h o r i t i e s and the number 
of units per head of population are the second highest of a l l regions. 
This provision i s , however, highly concentrated in two settlements. 
The p a r t i c u l a r l y progressive contribution of Peterborough has been 
referred to e a r l i e r (Development Corporation 194 u n i t s . D i s t r i c t Council 
30 u n i t s ) . In Norwich 130 units have been b u i l t : here j o i n t i n v e s t 
ment with Norwich Union Insurance explains the large building programme. 
Together these two towns account for almost h a l f the u n i t s provided 
in East Anglia. 

The West Midlands' image as a centre of small-business a c t i v i t y 
i s s u r p r i s i n g l y not associated with a high l e v e l of l o c a l - a u t h o r i t y 
factory building. This may be because the a v a i l a b i l i t y of s u i t a b l e 
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second-hand premises has reduced the need for new premises. V/hat i s 
known i s that although some of the metropolitan d i s t r i c t s have been 
very important builders (Birmingham 166 u n i t s and Wolverhampton 114 
u n i t s ) , the V/est Midlands metropolitan county has d e l i b e r a t e l y favoured 
other economic p o l i c i e s and has been very s c e p t i c a l about the potential 
of the small-business sector. Moreover, within the same region there 
has been no provision i n Shropshire, and i n Hereford and Worcester 
a u t h o r i t i e s have had only very limited factory programmes. 

In Yorkshire and Humberside there i s an even more marked d i s t i n c 
tion between the r u r a l and urban parts of the region. Within North 
Yorkshire and most of Humberside there has been no factory provision, 
while amongst the metropolitan areas of South and V/est Yorkshire and 
the three d i s t r i c t s of Hull, Beverley and Scunthorpe there has been 
much greater a c t i v i t y . Overall Yorkshire and Humberside has the lov;est 
number of f a c t o r i e s per head of population. 

The South V/est i s characterised by a small number of a c t i v e 
a u t h o r i t i e s which have tended to provide only a few u n i t s . Figures 
4,5 and 4.6 show that Plymouth i s the only authority w i t h more than 
50 u n i t s , while most other active a u t h o r i t i e s have supplied fewer than 
20 u n i t s , including those in the Avon area. The South V/est i s the 
second region with no New Towns, and t h i s has contributed to the SLrea's 
comparatively low overall provision. A further influence i s the absence 
of a u t h o r i t i e s designated under the Inner Urban Areas Act. 

The Northern region has the highest proportion of a u t h o r i t i e s 
with factory programmes, but the number of u n i t s supplied has been 
comparatively low (see Tables 4.1 and 4,2), Only Gateshead metropolitan 
borough has provided more than 50 units and t h i s a c t i v i t y has been 
encouraged by i t s designation as a partnership authority under the 
inner c i t i e s programme. The Northern region has o v e r a l l , therefore, 
a s i m i l a r pattern to that of the North West which i s a l s o c h a r a c t e r i s e d 
by widespread, yet indi v i d u a l l y rather l i m i t e d factory programmes. 
Indeed the same i s true when the Assisted Areas are considered as a 
whole (Figure 4.4). Thus, although the Assisted Areas have a s i g n i f i 
cantly higher propertion of a u t h o r i t i e s with factory programmes than 
elsewhere, outside the Assisted Areas mean and t o t a l provision i s much 
higher (Table 4,3). A t ' l e a s t in te rms of numbers of units b u i l t , the 
t r a d i t i o n a l pattern of much greater involvement in l o c a l economic 
a c t i v i t y in the Assisted Areas (Camina 1974) may be beginning to break 
down. 
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TABLE 4,3 
Number of l o c a l 
Areas 

authority premises i n the A s s i s t e d and rJon-Assistec 

DesigTaticn 
Tbtal no. of 
aut^xI^ities 

Providing 
authorities 

% 
Units Provided 

Average per 
prcviding 
autixirity 

Assisted Areas 133 60 45.0 1.821 29 30.5 
Ncn-Assisted Areas 300 110 36.5 4,514 71 41 

(1) = 5.04; c r i t i c a l value at 95% l e v e l i s 3.841 with 1 degree of 
freedom 

(2) = 11.58; c r i t i c a l value at 95% l e v e l i s 3.841 v/ith 1 degree 
of freedom 

The pattern of provision i s c l e a r l y complex and without simple 
explanation. To obtain a deeper ins i g h t into the s p a t i a l d i s t r i b u t i o n 
of investment, i t was decided to explore a number of themes and 
hypotheses v;hich might help explain some of the complexity observed. 
The f i r s t step was to i s o l a t e the partnership schemes to see i f they 
might have a d i s t i n c t i v e geography. 

4.3 THE SPATIAL DISTRIBUTION OF PRIVATE PARTNERSHIP SCHEMES 
The o v e r a l l s p a t i a l d i s t r i b u t i o n of a u t h o r i t i e s with partnership 

agreements i s presented, in Figures 4.7 and 4.8; these show that there 
have been few j o i n t projects north of the i n d u s t r i a l parts of Yorkshire 
or west of the Avon area. Thus i n the Northern region only 3 out of 
16 factory-providing a u t h o r i t i e s have developed any of t h e i r units 
i n partnership with the private sector (Table 4,4). In the south west, 
Somerset CC and Plymouth DC are the only a u t h o r i t i e s with partnership 
f a c t o r i e s . By comparison, three-quarters of factory-providing 
a u t h o r i t i e s in the South East have supplied u n i t s through p r i v a t e part
nership schemes. 

Overall only 39% of a i l the factory-providing a u t h o r i t i e s in the 
Assisted Areas have entered private partnership agreements, compared 
with 63% of a u t h o r i t i e s i n the Mon-Assisted Areas. Moreover, partner
ship schemes in the Assisted Areas have tended to r e s u l t in s i g n i 
f i c a n t l y fewer units compared with those elsewhere; only 25.5% of units 
i n the Assisted Areas are j o i n t developments compared with 41% in the 
Non-Assisted Areas ( x ' = 10,6; s i g n i f i c a n t at the 95% l e v e l with 1 
degree of freedom). 
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FIGURE 4.7 
Distribution of District Council and London Borough Council/ 
Private Sector Partnership Developments of Industrial Premises 
of 5000 sq ft and below 1976 -1981 
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I 1 -K) 

TI-25 
2 6 - 5 0 
> 50 
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FIGURE 4 8 
Distribution off County Council/Private Sector Partnership 
Developments off Industrial Premises off 5000 sq fft and below 

1976 -1981 

Units supplied 

11-25 
26 50 
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TABLE 4.4 
Regional d i s t r i b u t i o n of local-authority/private partnership schemes 

Regian 

R-ciXtt'tion of authorities 
with srall-factcry 

pixjgi-diiifcii 

PropartLcn of factory 
providing authcrities 
with LA/private uiits 

Prcpcrticn of 
total provision 

LA/private ixuts 

NoT'liiem 82.36 16.036 336 
Yorks & Hirtierside 44.096 36.036 3236 
North West 70.036 56.36 2956 
East Mdlar^ 68.36 37.556 136 
Vtest Midlands 58.36 48.C% 6:̂  
East Anglia 63.36 64.036 4396 
South East 37.036 75.556 5036 
South l'.fest 54.C% 47.556 4 ^ 

The d i s t r i b u t i o n of loca l - a u t h o r i t y / p r i v a t e partnership schemes 
i s largely explained by reference to the f i n a n c i a l i n s t i t u t i o n s ' viev;s 
on what represents a sound investment. Even where the l o c a l authority 
acts j o i n t l y with a development company these views are c r u c i a l as 
the developer w i l l usually wish to s e l l the completed pr o j e c t to a 
private fund. This survey indicates that, despite the involvement 
of l o c a l authorities, i n s t i t u t i o n s are s t i l l r e l u c t a n t to spread t h e i r 
investments very far into the Assisted Areas and remoter r u r a l areas; 
and although a large proportion of metropolitan boroughs have entered 
j o i n t private schemes, the units provided are only a small part of 
t h e i r more extensive programmes. Assuming that a l o c a l - a u t h o r i t y 
guarantee to pay the head lease i s f e l t to represent an adequate 
se c u r i t y , the funds' main concern i s with the prospective r e n t a l growth 
of the development. The p r i n c i p a l influences which a f f e c t the assessment 
of t h i s potential r e l a t e primarily to the location of the scheme. 
Other issues taken into account (as outlined i n the previous chapter) 
are, the physical character of the development, i t s l o c a l s i t u a t i o n 
and the "quality" of the local-authority management. 

The locations preferred by i n s t i t u t i o n s are those v/here the l o c a l 
demand/supply balsince for small units i n d i c a t e s that i n d u s t r i a l rents 
are l i k e l y to increase at a rate above the l e v e l of i n f l a t i o n (Bod^i.y 
and Bft(T*«ti 1980). These conditions are most common in areas with 
r e l a t i v e l y favourable prospects for i n d u s t r i a l growth such as parts 
of Avon and the South East region. The Assisted Areas and remoter 
r u r a l d i s t r i c t s tend to be seen as areas of low demand where increases 
i n rental l e v e l s w i l l at best only keep pace with construction c o s t s . 
Inner urban locations are regarded as areas of uncertain demand due 
to the decline of t h e i r t r a d i t i o n a l economic base (Cowan 1982). Thus, 

- 90 -



although Coopers and Lybrand ( 1 9 8 0 ) have emphasised the opportunities 
which e x i s t for spreading investment to secondary areas, the r e a l i t y 
i s that a major d i f f e r e n t i a l continues to e x i s t . 

V/hen the regional d i s t r i b u t i o n of the units s o l e l y funded by l o c a l 
a u t h o r i t i e s and New Towns i s examined, because of t h e i r predominance 
i n most factory programmes, the r e l a t i v e l e v e l s of investment remain 
s i m i l a r to the o v e r a l l pattern of a c t i v i t y . The main difference i s 
that while' the three regions of the South East, South West and East 
Anglia account for 4 5 % of t o t a l investment, they account f o r only 3 6 % 
of the s o l e l y l o c a l authority and New Town financed u n i t s . The reduction 
i n investment being most pronounced i n the Home Counties. I n contrast, 
the North and Yorkshire and Humberside are more important developers 
when the partnership units are excluded from the t o t a l ( t h e i r c o n t r i 
bution changes from 1 2 . 5 % to 1 7 % ) . 

4.5 RELATIONSHIP BET\-;EEN LOCAL-AUTHORITY PROVISION AND OTHER 
BUILDING AGENCIES 
Having examined the contribution made by partnership units i t 

i s c l e a r that there i s s t i l l a great deal of unexplained v a r i a t i o n 
i n the s p a t i a l pattern of provision. Certain commentators ( B a r r a t t 
and Boddy 1980; Young et a l 1 9 8 0 ) have suggested that l o c a l - a u t h o r i t y 
provision i s designed to f i l l gaps in the market l e f t by other 
developers. In London, for example, i t was noted e a r l i e r (Chapter 
Three, section 3.4) that the willingness of the p r i v a t e sector to 
develop speculative units has discouraged l o c a l - a u t h o r i t y action. 
By contrast, while the Development Commission and English Estates are 
a c t i v e providers in the Assisted Areas and r u r a l counties (see Chapter 
S i x ) , l o c a l authorities in these areas have not f e l t precluded from 
building t h e i r own u n i t s . Indeed over a qusurter of the survey units 
are in d i s t r i c t s where the Development Commission and/or En g l i s h Estates 
have also been a c t i v e . 

This section considers the r e l a t i o n s h i p between l o c a l a u t h o r i t i e s 
and other property developers. Two approaches are u t i l i s e d : the f i r s t 
reports l o c a l a u t h o r i t i e s ' and New Tovms' perceptions of the market 
for small premises and the second approach compares l o c a l - a u t h o r i t y 
supply with the t o t a l new floorspace provided by a l l agencies. 

Local authorities and New Towns were asked how f a r t h e i r provision 
was perceived to have s a t i s f i e d the demand for small premises. Table 
4-5 shows that, even in the depths of the recession, there was l i t t l e 
f e e l i n g that over-investment had occurred. Less than a f i f t h of a l l 
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respondants suggested that t h e i r areas were adequately or over-supplied. 
Conversely i t would appear that, despite past investments, s p e c i f i c 
shortages existed in more than h a l f the areas surveyed, v/hile in a 
quarter of cases the s h o r t f a l l was considered general- There are no 
strong differences between a u t h o r i t i e s in the A s s i s t e d Areas and other 
areas, with an equally large proportion in each category considering 
there to be a shortage of some or a l l types of small-unit accommodation. 
The most acute shortages of new property were reported for very s n a i l 
u n its below 1,000 s q . f t . 

TABLE 4 .5 

Local-authority and New Town perceptions of the demand/supply for small 
units 

Si^iificant 2iartage of Over^^Lpply of Significant 
overall s a n e types of Adequate s a n e types of ovep-sLpply 
shortage property pi-opei'ty of snail units 

No. % No, % No. % ^b. % No. % 

Assisted Areas 18 33 25 46 8 15 2 4 1 2 
Men-Assisted Areas 23 22 61 eo 15 15 2 2 1 1 

All authorities 41 26 86 56 23 15 4 3 2 1 

Those authorities which reported an adequate supply of accommo
dation or s p e c i f i c shortages only, tended to be those which have had 
the most extensive factory programmes (a median t e s t yielded = 17.14; 
s i g n i f i c a n t at 95% l e v e l ) . These large b u i l d i n g programes were 
presumably perceived as having reduced the most severe s h o r t f a l l s in 
small-business accommodation. 

This may be checked by comparing the amount of floorspace in the 
survey units with the t o t a l increase in new floorspace for each d i s t r i c t 
(as measured by Department of the Environment data). As explained 
i n Chapter Two, when assessing the o v e r a l l increase i n nev/ floorspace 
i t i s appropriate to consider the warehousing and i n d u s t r i a l categories 
of the national data together. The survey u n i t s account for 25% of 
t h i s combined t o t a l , compared with 66% of the i n d u s t r i a l s e c t o r alone. 
To t e s t how far l o c a l a u t h o r i t i e s have been an addition to other 
agencies' programmes, they were divided into four groups 
to take account of possible differences in demand for new premises: 
these are London boroughs, metropolitan boroughs, d i s t r i c t councils 
i n the Assisted Areas and d i s t r i c t s in other areas. The supply of 
new local-authority premises was measured in two ways: f i r s t l y , as 
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an absolute amount and secondly, as a proportion of the t o t a l floorspace 
i n new buildings. These figures have been rank c o r r e l a t e d with the 
t o t a l floorspace in new small units (Table 4.6). 

TABLE 4.6 
Correlation between local-authority provision and the t o t a l supply 
of new small premises 1976 - 1981 

Type of authority MLniaer 
Natf local-QuthoErity 

floorspace 

Prcporticn of tx5tal reiw 

floorspace provided by 
local autharities 

District coircils in Assisted 
Ai>eas 34 0.118 -0.381 ** 

District couicils in Ncn-
Assisted Areas 75 0.358 *• -0,322 ** 

Metropolitan boroMgh coircils 21 0.332 -0,4CX) • 
Lcndcn boroMgh couicils 19 0.039 -0.479 • 

All areas 149 0.327 ** -0-329 *• 

S i g n i f i c a n t at the 99% l e v e l of confidence ** 
S i g n i f i c a n t at the 95% l e v e l of confidence * 

The r e s u l t s suggest that lcu*ge-scale l o c a l - a u t h o r i t y provision 
has generally occurred in areas v/here the o v e r a l l l e v e l of new provision 
has been comparatively small. Thus when the new floorspace i n the 
survey units i s correlated with the o v e r a l l addition to new accommo
dation, a s i g n i f i c a n t r e l a t i o n s h i p e x i s t s only for the d i s t r i c t councils 
i n the Mon-Assisted Areas. I n t e r e s t i n g l y v;hen the proportion of the 
t o t a l new floorspace accounted for by the survey units i s compared 
v/ith the t o t a l provision, s i g n i f i c a n t inverse r e l a t i o n s h i p s are found 
i n a l l areas; t h i s implies that where l o c a l a u t h o r i t i e s account for 
a r e l a t i v e l y large amount of new supply, t h i s i s in areas where the 
t o t a l stock has grown l e a s t . The anount of v a r i a t i o n explained i s , 
however, lov; (maximum r' i s 27%) i n d i c a t i n g that there i s considerable 
v a r i a t i o n between areas. V/ithout more det a i l e d l o c a l knowledge i t 
i s not possible to judge whether lo c a l - a u t h o r i t y a c t i v i t y has been 
required because other suppliers have not wished to b u i l d , or whether 
i t has e f f e c t i v e l y precluded private-sector a c t i v i t y because of the 
d i f f i c u l t y in competing with the l e s s commercial development p o l i c i e s 
of public developers ( 3 ) . Nonetheless a number of general conclusions 
can be made. 

Local a u t h o r i t i e s commenced t h e i r programmes at a time of wide
spread shortage when few other agencies were supplying accommodation. 
Moreover, most auth o r i t i e s reported a continuing shortage of property. 
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This s h o r t f a l l was no doubt an important influence strenthening t h e i r 
commitment to maintain t h e i r investment programmes. The most acute 
shortages that were perceived to remain were for very small u n i t s . 
I n part t h i s under supply a r i s e s because l o c a l a u t h o r i t i e s have designed 
t h e i r " s t a r t e r " accommodation too large to s u i t the requirements and 
rents preferred by new businesses. I t i s a l s o a sector of the market 
where the private sector has been p a r t i c u l a r l y r e l u c t a n t to invest. 
Thus once l o c a l authorities had demonstrated the demand for small 
f a c t o r i e s , private developers turning t h e i r a ttention to t h i s sector 
found that public developers had already absorbed part of the market 
and t h i s has no doubt been an influence causing some modification of 
private-sector investment. But, as Chapter Seven i n d i c a t e s , with the 
introduction of tax incentives private developers have not f e l t pre
cluded from becoming important suppliers in many areas and p a r t i c u l a r l y 
i n southern England. 

4.6 THE PATTERN OF PROVISION: SEARCHING FOR SPATIAL ASSOCIATIONS 
To unravel further the pattern of provision and to i d e n t i f y 

consistent trends within i t , the d i s t r i b u t i o n of b u i l d i n g a c t i v i t y 
i s now related to c e r t a i n c h a r a c t e r i s t i c s of l o c a l - a u t h o r i t y areas. 
Four features are isolated that i t v/as f e l t might contribute to an 
explanation of the observed pattern; these are, 

( i ) that provision i s greater in areas of highest population; 
( i i ) that a c t i v i t y i s p a r t i c u l a r l y lov/ in remoter r u r a l areas; 

( i i i ) that provision i s greater in the areas of highest unemployment; 
( i v ) that a c t i v i t y i s greater amongst Labour-controlled a u t h o r i t i e s . 

The rationale behind the f i r s t idea tested was that l e s s populous 
areas would require fewer premises to s a t i s f y l o c a l needs and,therefore, 
provision w i l l have been l e s s . The second (and not unrelated) t e s t 
concerns the contrast between urban and r u r a l a u t h o r i t i e s . Given 
the concentration of economic problems i n the major urban areas and 
the commitment to employment i n i t i a t i v e s in these areas, i t was expected 
that provision would be much greater here than i n r u r a l locations. 
Concern with unemployment has been c i t e d commonly as the p r i n c i p a l 
reason for the dramatic r i s e in l o c a l economic a c t i v i t y . The t h i r d 
pau't of the a n a l y s i s , therefore, examines whether there i s a r e l a t i o n 
ship between unemployment and factory provision. The fourth idea 
examines whether the p o l i t i c a l complexion of a u t h o r i t i e s i s r e l a t e d 
to provision l e v e l s . Although at the national l e v e l the Conservative 
Party i s often regarded as the t r a d i t i o n a l a l l y of small business, 
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the expectation in the a n a l y s i s was that the much stronger commitment 
of Labour councils to l o c a l economic intervention would r e s u l t in 
Labour dominated councils being the most a c t i v e providers. 

C l e a r l y the four issues examined sure i n t e r - r e l a t e d . Thus, for 
example, areas of high unemployment tend to be associated with Labour-
controlled councils, whereas r u r a l areas are t y p i c a l l y Conservative 
controlled. This problem of m u l t i - c o l l i n e a r i t y , therefore, precludes 
the use of multiple regression techniques and requires each of the 
issues to be considered separately. Although t h i s d i f f i c u l t y means 
that i t i s not possible to draw pr e c i s e conclusions on the r e l a t i v e 
s i g n i f i c a n c e of d i f f e r e n t influences, the a n a l y s i s nonetheless c o n t r i 
butes to our a b i l i t y to understand and explain the pattern of provision. 

New Towns are excluded from t h i s part of the study because (given 
s p e c i a l r e s p o n s i b i l i t i e s for providing the f u l l range of l o c a l i n f r a 
s tructure) a l l New Towns with Development Corporations e x i s t i n g between 
1976 - 1981 have provided some small u n i t s . This contrast with the 
experience of l o c a l authorities mean that there i s r e l a t i v e l y l i t t l e 
v a r i a t i o n i n a c t i v i t y to explain. More importantly. New Towns are 
constituted d i f f e r e n t l y and are not subject to the same p o l i t i c a l 
control as l o c a l a uthorities. In the a n a l y s i s that follows a d i s t i n c 
tion i s drawn between units provided e x c l u s i v e l y by l o c a l a u t h o r i t i e s 
and those b u i l t through partnership schemes with the p r i v a t e sector. 
This d i s t i n c t i o n was incorporated because the forces shaping the 
geography of provision d i f f e r depending on how the u n i t s have been 
provided ( 4 ) . 

Provision and population 
For each l o c a l authority the population figure used in the a n a l y s i s 

i s the average of the 1976 - 1981 annual estimates given in the 
Municipal Year Book. Provision was measured in terms of the number 
of units and also the estimated floor area of the t o t a l u n i t s provided. 
This estimate has been made by multiplying the number of u n i t s in each 
s i z e category recorded in the survey (below 500 s q . f t . , 500-2,500 s q . f t . 
and 2.501-5,000 sq.ft.) by the mid-point of each category. 

The f i r s t stage of the a n a l y s i s involved a broad comparison 
between providing and nori-providing a u t h o r i t i e s : t h i s was undertaken 
using a median te s t to determine whether non-active a u t h o r i t i e s had 
lower l e v e l s of population than councils with factory programmes. 
The a n a l y s i s then proceeded to examine differences between ac t i v e 
a u t h o r i t i e s , taking each category of l o c a l authority in turn: for 
t h i s part of the study a rank c o r r e l a t i o n t e s t was u t i l i s e d . 
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No s i g n i f i c a n t difference was demonstrated between the populations 
of providing and non-providing areas (x* = 2 . 7 2 9 , not s i g n i f i c a n t a t 
the 9 5 % l e v e l with 1 degree of freedom). However, when a c t i v e councils 
only were considered, a number of s i g n i f i c a n t c o r r e l a t i o n s were found 
between population s i z e and provision (Table 4 . 7 ) . Amongst indi v i d u a l 
categories of authority, the strongest a s s o c i a t i o n was found for the 
metropolitan d i s t r i c t s ; but,even here the Icu-gest amount o f v a r i a t i o n 
explained was not great (r* = 4 2 . 6 % ) . The large proportion of populous 
but non-providing d i s t r i c t a u t h o r i t i e s in the South East and a great 
v a r i a t i o n in the a c t i v i t y of medium-sized d i s t r i c t s meains t h a t o v e r a l l 
there was l i t t l e association between population s i z e and factory 
provision for t h i s c l a s s of authority. When only the 3 0 most populous 
and 30 l e a s t populous d i s t r i c t c ouncils are considered a greater 
c o r r e l a t i o n was found (r' = 3 9 % ) . 

TABLE 4.7 
Correlations between provision and population 

Total no. of uiits Estixnated floor area of tnits 
Local authority Nurber All lA only AU LA o-ily 

CoLTity council 12 .1638 -.004 .2461 .0108 
District COUTCU 109 .2721 ** .2133 * .3191 ** .2493 •* 
Selected district comcils 60(1) .6253 *• ,4449 ** .6135 ** .4839 ** 
r-fetrcpolitan B.C. 21 .6531 •* .4427 * .5263 • .5024 • 
London B.C. 19 .061 -.0683 .2925 -.0945 

( 1 ) Sample includes the 30 most populous and 3 0 l e a s t populous d i s t r i c t 
councils with factory programmes. 

Si g n i f i c a n t at the 9 9 % l e v e l of confidence ** 
S i g n i f i c a n t at the 9 5 % l e v e l of confidence * 

Provision in r u r a l and urban areas 
In order to highlight the e f f e c t of urbanism i t was decided to 

compare the 52 metropolitan and London boroughs which responded to 
the survey with an equivalent number of r u r a l a u t h o r i t i e s which also 
responded to the questionnaire. The s e l e c t i o n of the 5 2 most r u r a l 
areas was based on Cloke's index of r u r a l i t y (Cloke 1 9 7 7 ) which analysed 
16 variables covering population c h a r a c t e r i s t i c s , migration patterns, 
household amenities and distance from urban centres. The d i s t r i b u t i o n 
of the urban and r u r a l d i s t r i c t s s e lected for t h i s part o f the study 
i s shown in Figure 4.9. 
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FIGURE 4.9 
District Authorities Examined in the Urban - Rural 

Comparison of Levels of Provision 

Rural Districts 

[ 1 Urban Districts 
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Amongst the sample of 52 urban a u t h o r i t i e s , 38 had provided small 
premises whereas only 28 of the r u r a l a u t h o r i t i e s had done so- Although 
t h i s difference may not be s t a t i s t i c a l l y s i g n i f i c a n t (x' = 1.52, not 
s i g n i f i c a n t at the 95% l e v e l with 1 degree of freedom), the urban 
au t h o r i t i e s do show a much higher mean provision. The mean number 
of units b u i l t by the 38 active urban councils was 52.5, compEUfed with 
only 10 amongst the r u r a l a u t h o r i t i e s . However, when provision per 
head of population i s measured t h i s contrast disappears. Both areas 
had an average of 1.4 f a c t o r i e s per 10,000 population, suggesting that 
the s i z e of t h e i r respective programmes was broadly in l i n e with l o c a l 
needs. 

Beyond these r e s u l t s , premises t y p i c a l l y supplied i n urban and 
r u r a l areas do d i f f e r c l e a r l y in three ways (Table 4.8). Rural 
a u t h o r i t i e s have provided a greater proportion of t h e i r accommodation 
through the r e h a b i l i t a t i o n of e x i s t i n g premises, although the more 
extensive programmes of urban a u t h o r i t i e s have obviously produced in 
t o t a l many more refurbished u n i t s . Another contrast i s t h a t whereas 
partnership schemes in the urban areas are normally with the private 
sector, in the r u r a l areas they tend to be with the Development 
Commission. 

TABLE 4.8 
Provision by urban and r u r a l a u t h o r i t i e s 
4.8.1 Size of units 

Area 
500 sq.ft. 500-2.500 sq.ft. 2,501-5.000 sq.ft. 

rto. % of total No. % of total No. % of total 

Rural 
Urban 

35 12 201 69 54 19 
207 10 1.354 68 436 22 

4.8.2 Components of Provision 

Area 
Rehabilitated premises L.A./Public L.A./Private 
rto. % of total No. % of total No. % of total 

Rural 
Urban 

81 28 46 16 52 13 
321 16 84 4 640 32 

Provision and unemployment 
In considering the association between unemployment and factory 

provision a d i f f i c u l t y a r i s e s as to the form in which the unemployment 
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data should be used. A percentage figure ranks together such d i s s i m i l a r 
areas as Cornwall sind Greater Mcinchester. Both these counties had 
an unemployment rate of 14% i n 1981, but the absolute numbers involved 
were very d i f f e r e n t (13,855 in Cornwall and 111,900 i n Greater 
Manchester). Similar-sized factory programmes would not, therefore, 
be expected in both areas. The influence of s i z e can, however, be 
allowed for by c a l c u l a t i n g the f a c t o r i e s per head of population and 
then c o r r e l a t i n g t h i s figure with the percentage r a t e s of unemployment. 
The lowest t i e r of administration for which unemployment s t a t i s t i c s 
are a v a i l a b l e on an annual basis i s the county l e v e l , but for the 
purposes of the following a n a l y s i s these data are taken as an indication 
of d i s t r i c t vauriations in unemployment ( i n e v i t a b l y producing a source 
of e r r o r ) . The unemployment figures used in the a n a l y s i s are the average 
of the 1976 - 1981 annual l e v e l s given in the Municipal Year Book. 

Overall, s i g n i f i c a n t l y more providing a u t h o r i t i e s had above the 
median rate of unemployment (6,9%) than non-providing a u t h o r i t i e s 
(x' = 17.7; s i g n i f i c a n t at 95% l e v e l with 1 degree of freedom) with 
the average rate varying between 5.1/6 in non-providing areas and 8.8% 
i n providing areas. However, amongst a c t i v e c o u n c i l s the r e l a t i o n s h i p 
between unemployment and the l e v e l of provision was s i g n i f i c a n t only for 
units funded exclusively by l o c a l a u t h o r i t i e s (Table 4.9). T h i s r e f l e c t s 
the marked concentration of private partnership units i n areas of 
r e l a t i v e l y low unemployment. 

TABLE 4.9 
Correlations between unemployment and factory provision 

Provision 
% unerplcyed and provision 

per head of pcpulatLon 
rto. of a l l tnits 0.182 
rJo. of local-authority finarced 
units 0.392 ** 

Floor area of a l l irdts 0.197 
Floor area of local-authority 
firiEBTced \xiits 0,437 *• 

S i g n i f i c a n t at the 99% l e v e l of confidence 
with sample s i z e 40** 

Provision and p o l i t i c a l control 
The idea now to be examined i s that the p o l i t i c a l complexion of 

a u t h o r i t i e s i s related to provision l e v e l s . Using information from 
the Municipal Year Book, councils were d i f f e r e n t i a t e d into f i v e groups: 
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( i ) c o u n c i l s w i t h continuous Conservative c o n t r o l 1976 - 1981; 
( i i ) c o u n c i l s w i t h continuous Independent c o n t r o l 1975 - 1981; 

( i i i ) c o u n c i l s w i t h continuous Labour c o n t r o l 1976 - 1981; 
( i v ) c o u n c i l s w i t h a change i n p o l i t i c a l c o n t r o l b ut w i t h a minimum 

o f two years Labour c o n t r o l 1976 - 1981; 
(v) o t h e r c o u n c i l s w i t h a change i n p o l i t i c a l c o n t r o l 1976 - 1981. 

The l a t t e r two groups were i d e n t i f i e d on the grounds t h a t two years 
co u l d be a s u f f i c i e n t p e r i o d t o produce some impact on a c t i v i t y . 

Table 4.10 shows t h a t amongst p o l i t i c a l l y s t a b l e c o u n c i l s , those 
t h a t have been Labour c o n t r o l l e d have had by f a r the g r e a t e s t p r o p e n s i t y 
t o provide premises. Mixed a u t h o r i t i e s w i t h a t l e a s t two yesu^s' Labour 
c o n t r o l have also had a s i m i l a r l y h i g h l e v e l o f a c t i v i t y . IVhen 
d i f f e r e n c e s i n the average number o f u n i t s per a u t h o r i t y b u i l t by Labour 
and Conservative c o n t r o l l e d c o u n c i l s are examined, Labour areas are 
als o shown t o have been more a c t i v e , although t h i s d i f f e r e n c e may not 
be s t a t i s t i c a l l y s i g n i f i c a n t (x * = 2.702; not s i g n i f i c a n t a t 95% l e v e l 
w i t h 1 degree o f freedom). 

TABLE 4.10 
P o l i t i c a l c o n t r o l o f a u t h o r i t i e s and s m a l l - f a c t o r y p r o v i s i o n 

Average 
Mo. of non- rto.of Percentage provision oer 
providing providing of providing providing rb. of units 

E ^ l i t i c a l control authorities autharities authorities authorities provided 
sq.ft. 

% '000 Total LA onl^ 

Ccnservative 96 56 37 53.5 29 1,629 5U 
Independent a 13 36 3.1 9 U9 85 
Labour 10 42 81 76.8 40 1,676 1,125 
Changed ccntrol 
but min. 2 years 
Labour control 7 27 79 70,0 48.5 1,310 730 

Other autixrities 
with changed 
ccntrol 21 23 52 70.5 28 642 370 

Total 1S7 161 50.5 62.2 33 5,376 2,821 

Of course, i t may not be simply p o l i t i c a l i n f l u e n c e s which have 
l e d Labour a u t h o r i t i e s t o b u i l d more u n i t s : Labour a d m i n i s t r a t i o n s 
are t y p i c a l l y found i n more economically depressed areas o f t h e n o r t h 
and i n the la r g e m e t r o p o l i t a n areas which experience more acute 
unemployment problems. An a d d i t i o n a l i n f l u e n c e on a c t i v i t y i n the 
major urban areas i s the i n n e r - c i t y programme which has a f f e c t e d 
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predominantly Labour c o n t r o l l e d a u t h o r i t i e s . Despite t h i s there i s 
evidence from London which may suggest t h a t p o l i t i c a l c o n v i c t i o n s do 
have some i n f l u e n c e . W i t h i n London 13 a u t h o r i t i e s had Labour admin
i s t r a t i o n s f o r a t l e a s t 2 years, w h i l e 16 were l a r g e l y Conservative 
c o n t r o l l e d b u t , s i g n i f i c a n t l y . Labour c o u n c i l s have by f a r the more 
extensive f a c t o r y programmes ( t h e average p r o v i s i o n f o r a c t i v e Labour 
a u t h o r i t i e s was 61 u n i t s compeu^ed w i t h 13 f o r Conservative a u t h o r i t i e s ) . 
Labour does tend t o dominate i n the more deprived p a r t s o f t h e c a p i t a l , 
b u t nonetheless such s t r i k i n g d i f f e r e n c e s are perhaps beyond what could 
reasonably be explained by l o c a l v a r i a t i o n s i n unemployment or i n n e r -
c i t y p o l i c y . 

4,6 SUMI'IARY ArJD REVIEW 
I n the 1960s and e a r l y 1970s many l o c a l a u t h o r i t i e s were imple

menting l a r g e - s c a l e redevelopment schemes which caused a c o n s i d e r a b l e 
l o s s o f s m a l l - f i r m accommodation. Since the mid-1970s l o c a l 
a u t h o r i t i e s and New Towns have been adding t o the stock o f premises 
a t an unprecedented scale. The survey discovered a t o t a l p r o v i s i o n 
o f over 6,000 new u n i t s and the a c t u a l t o t a l i s s i g n i f i c a n t l y l a r g e r 
a l l o w i n g f o r those a u t h o r i t i e s which d i d not respond. This p r o v i s i o n 
i s even the more remarkable given the f i n a n c i a l c o n s t r a i n t s l o c a l 
a u t h o r i t i e s have been o p e r a t i n g w i t h i n . I t would take e x t e n s i v e research 
t o determine whether the new u n i t s out-number those l o s t t h r o u g h past 
d e m o l i t i o n programmes. I'/hat i s c l e a r , however, i s t h a t the q u a l i t y 
o f accommodation has changed through the g r e a t e r a v a i l a b i l i t y o f modern, 
p u r p o s e - b u i l t u n i t s . Equally, the ownership o f small-business p r o p e r t y 
has changed. Local a u t h o r i t i e s , whose concern f o r the v j e l f a r e o f t h e i r 
r e s i d e n t s has t r a d i t i o n a l l y been expressed through t h e i r housing and 
s o c i a l s e r v i c e r e s p o n s i b i l i t i e s , i s now a l s o r e f l e c t e d i n t h e b u i l d i n g , 
ownership and management o f a considerable s t o c k o f s m a l l - f a c t o r y 
accommodation. 

A summary of the character o f a u t h o r i t i e s w i t h f a c t o r y programmes 
i s given i n Figure 4.10. The a u t h o r i t i e s most l i k e l y t o b u i l d small 
f a c t o r i e s tend t o be Labour c o n t r o l l e d (when d e f i n e d as those 
a u t h o r i t i e s w i t h a t l e a s t two years' continuous Labour r u l e ) . Amongst 
the Labour a u t h o r i t i e s w i t h b u i l d i n g programmes, the m a j o r i t y experience 
above the n a t i o n a l average r a t e o f unemployment and they are p r e 
dominantly found i n the major urban areas. I n these urban areas the 
i n n e r - c i t y programme has been an i m p o r t a n t s t i m u l u s t o a c t i v i t y . 
Conversely, the overwhelming m a j o r i t y o f n o n - p r o v i d i n g a u t h o r i t i e s 
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FIGURE 4,10 
The major p a t t e r n s amongst a c t i v e and non-active a u t h o r i t i e s 

4.10,1 F a c t o r y - p r o v i d i n g a u t h o r i t i e s 

Providers 
161 

C o n s e r v a t i v e ( l ) 
92 

Above mean 
unemployment 

50 

Below mean 
unemployment 

19 

Above mean 
employment 

39 

Below mean 
unemployment 

52 

Extreme 
Urban 32 
Extreme 
Rural 0 
Other 
Areas 18 

Extreme 
Urban 0 
Extreme 
Rural 1 
Other 
Areas 18 

Extreme 
Urban 6 
Extreme 
Rural 13 

Other 
Areas 

20 
Other 
Areas 

Extreme 
Urban 0 
Extreme 
Rural 14 

39 

Notes: (1) Independent c o u n c i l s are i n c l u d e d i n t h i s group 
(2) "Extreme" urban and r u r a l a u t h o r i t i e s are those i n c l u d e d 

i n the u r b a n / r u r a l comparison discussed i n s e c t i o n 4.5 
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4,10.2 Non-providing a u t h o r i t i e s 

Above mean 
unemployment 
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Below mean 
unemployment 
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Non-providers 
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.unemployment 

40 
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140 
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(2) 
4 

29 

15 

84 

Notes: (1) Independent c o u n c i l s are i n c l u d e d i n t h i s group 
(2) "Extreme" urban and r u r a l a u t h o r i t i e s are those i n c l u d e d 

i n the u r b a n / r u r a l comparison discussed i n s e c t i o n 4.5 
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are Conservative c o n t r o l l e d and experience below-average unemployment. 
These a u t h o r i t i e s i n c l u d e many r u r a l ones which have had v e r y l i m i t e d 
f a c t o r y programmes. 

The survey i d e n t i f i e d two extensive areas o f i n a c t i v i t y , one i n 
the prosperous South East outside London and the o t h e r i n a mainly 
r u r a l band across n o r t h e r n England. Both these areas are c h a r a c t e r i s e d 
by Conservative a d m i n i s t r a t i o n s and unemployment r a t e s below the 
n a t i o n a l average (hence these a u t h o r i t i e s appear i n the bottom h a l f 
o f Figure 4.10.2). The non-providing a u t h o r i t i e s i n the n o r t h are, 
o f course, i n a l a r g e l y upland and a g r i c u l t u r a l area i n c l u d i n g many 
"extreme r u r a l " a u t h o r i t i e s . But, not w i t h s t a n d i n g the i n a c t i v i t y 
i n these two extensive areas, the main message o f the survey i s t h a t 
support f o r small business i s now a very widespread f a c e t o f l o c a l 
a u t h o r i t y work. 

From the p o l i c y p o i n t o f view i t i s i n t e r e s t i n g t h a t , although 
i n the Assisted Areas there i s a hi g h e r p r o p o r t i o n o f p r o v i d i n g 
a u t h o r i t i e s , they do not b u i l d i n l a r g e numbers and, t h e r e f o r e , o v e r a l l 
have provided less than a t h i r d o f the survey u n i t s . L o c a l - a u t h o r i t y 
p r o v i s i o n has not been concentrated i n the t r a d i t i o n a l problem re g i o n s . 
One reason f o r t h i s i s t h a t the A s s i s t e d Areas have not b e n e f i t t e d 
as much as o t h e r places from u n i t s funded j o i n t l y v-/ith p r i v a t e 
i n s t i t u t i o n s or developers. The d i s t r i b u t i o n o f t h i s p r i v a t e investment 
i s fashioned by perceptions o f p r o f i t a b i l i t y r a t h e r than need. 
N a t i o n a l l y , 52% o f p r o v i d i n g a u t h o r i t i e s have b u i l t some or a l l o f 
t h e i r u n i t s i n p a r t n e r s h i p w i t h the p r i v a t e s e c t o r . By comparison, 
i n the Northern region the f i g u r e f a l l s t o 19%. 

But w h i l e there are broad d i f f e r e n c e s i n the geography o f supply, 
the p o s t a l q u e s t i o n n a i r e approach does not a l l o w the key l o c a l - a u t h o r i t y 
d e c i s i o n processes t o be i d e n t i f i e d . There have been many b e h a v i o u r a l 
s t u d i e s o f l o c a t i o n decisions made by f i r m s , b u t l i t t l e comparable 
work about the p r o v i d e r s o f t h e i r p r o p e r t y . As a r e s u l t i t i s d i f f i c u l t 
t o account i n d e t a i l f o r the s p a t i a l v a r i a t i o n s uncovered i n t h i s 
chapter vjhich are c l e a r l y more complex than can be e x p l a i n e d by the 
po p u l a t i o n and economic c h a r a c t e r i s t i c s o f a u t h o r i t i e s . R e l a t i o n s h i p s 
between l o c a l - a u t h o r i t y departments, the i n f l u e n c e o f p a r t i c u l a r 
o f f i c e r s and the r o l e o f c o u n c i l l o r s are among the many behav i o u r a l 
circumstances which w i l l have i n f l u e n c e d p r o v i s i o n d e c i s i o n s . Indeed 
Young e t a l (1980) suggest t h a t the ge o g r a p h i c a l d i s t r i b u t i o n o f l o c a l 
economic i n i t i a t i v e s i s p r i m a r i l y t o be ex p l a i n e d i n r e l a t i o n t o the 
power o r i e n t a t i o n o f p o l i c y makers, 
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This i s i l l u s t r a t e d , f o r example, by the p a r t i c u l a r l y a c t i v e 
a u t h o r i t i e s who responded t o the r e s t r i c t i o n s on c a p i t a l borrowing 
by expanding and i n n o v a t i n g w i t h the use o f revenue r a i s e d under s e c t i o n 
137 o f the Local Government Act. Young e t a l have a l s o argued t h a t 
a u t h o r i t i e s d i f f e r i n the e x t e n t t o which they view the p o l i c y arena 
as having been circumscribed by o t h e r government or p r i v a t e agencies 
and the survey also provides some evidence t o support t h i s idea. I n 
London, f o r example, some a u t h o r i t i e s have regarded the p r i v a t e s e c t o r 
as the a p p r o p r i a t e agency t o supply the accommodation needs o f i n d u s t r y . 
A u t h o r i t i e s w i t h a high o r i e n t a t i o n t o power, on the o t h e r hand, tend 
t o emphasise the gaps i n government p o l i c y and p r i v a t e investment and 
thereby they i d e n t i f y areas f o r local-government involvement. 

But i n a d d i t i o n , account must be taken o f a t t i t u d e s t o r i s k and 
u n c e r t a i n t y . Some s t r a t e g i e s may be more r i s k y thcin o t h e r s , and t h i s 
may i n f l u e n c e the decision-makers' assessment o f them. I n general 
terms, u n c e r t a i n t y over the r e l a t i v e value o f d i f f e r e n t s t r a t e g i e s 
tends t o produce cautious behaviour (Pred 1967). T h i s may have induced 
some a u t h o r i t i e s t o continue t o place l i t t l e emphasis on p r o p e r t y 
development; w h i l e f o r those a u t h o r i t i e s which have taken a d e c i s i o n 
t o supply f a c t o r i e s , success w i t h e a r l y schemes may have induced a 
strengthened commitment t o t h i s a c t i v i t y . A key f a c t o r here i s t h a t 
l o c a l - a u t h o r i t y d e c i s i o n makers have faced a p a u c i t y o f i n f o r m a t i o n 
on the e v a l u a t i o n o f d i f f e r e n t economic s t r a t e g i e s , which means t h a t 
they have r e l i e d h e a v i l y on t h e i r own experiences, judgements and 
impressions. 
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rfOTES ON CHAPTER FOUR 
(1) No i n f o r m a t i o n i s shown i n Figure 4.6 f o r Northamptonshire; although 

Figure 4.2 shows i t as a f a c t o r y - p r o v i d i n g a u t h o r i t y , f u r t h e r 
d e t a i l s o f i t s p r o v i s i o n were not obta i n e d . 

(2) This f i g u r e has been c a l c u l a t e d on the ba s i s o f the t o t a l p o p u l a t i o n 
per r e g i o n r a t h e r than j u s t the p o p u l a t i o n o f the responding 
a u t h o r i t i e s . This i s because data from county and d i s t r i c t t i e r s 
o f a u t h o r i t y are inc l u d e d i n the r e g i o n a l t o t a l s o f p r o v i s i o n . 
The f i g u r e s , t h e r e f o r e , s l i g h t l y under-record the t r u e l e v e l o f 
p r o v i s i o n per head o f p o p u l a t i o n because o f non-responding 
a u t h o r i t i e s . Nonetheless, the well-balanced response r a t e means 
t h a t the data are broadly r e p r e s e n t a t i v e o f i n t e r - r e g i o n a l 
v a r i a t i o n s , 

(3) This issue i s examined by a Department o f I n d u s t r y sponsored 
study which i s being conducted by Coopers and Lybrand and D r i v e r s 
Jones: the f i n a l r e p o r t i s t o be pu b l i s h e d i n 1985. 

(4) I n the f o l l o w i n g a n a l y s i s the r e l i a n c e i s placed on the use o f 
non-parametric s t a t i s t i c a l methods. These make fewer assumptions 
than t h e i r parametric c o u n t e r p a r t s about the na t u r e o f the 
s t a t i s t i c a l d i s t r i b u t i o n under a n a l y s i s , and although l e s s power-
e f f i c i e n t , make up i n generaLlywhat they l a c k i n power. The power 
o f a t e s t i s a measure o f the p r o b a b i l i t y t h a t by u s i n g the t e s t 
the researcher w i l l f a i l t o r e j e c t a f a l s e h y p o t h e s i s . The term, 
p o w e r - e f f i c i e n c y , r e f e r s t o the power o f a p a r t i c u l a r t e s t r e l a t i v e 
t o t h a t o f i t s most powerful a l t e r n a t i v e . I f , f o r example, the 
po w e r - e f f i c i e n c y o f a p a r t i c u l a r t e s t , "A", i s 90%, i t has, using 
a sample o f 100 cases, the same power as the a l t e r n a t i v e t e s t , 
"B", using 90 cases. 
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CHAPTER FIVE; LOCAL-AUTHORITIES' SMALL FACTORY PREMISES: 
THE LETTING AND MANAGEMENT OF UNITS 

5.1 INTRODUCTION 
Having considered the d i s t r i b u t i o n and c h a r a c t e r o f s m a l l - f a c t o r y 

p r o v i s i o n amongst l o c a l a u t h o r i t i e s and New Tov^s, t h i s c hapter examines 
the management o f t h i s new p r o p e r t y stock and the procedures used t o 
a l l o c a t e premises. I n d u s t r i a l l o c a t i o n s t u d i e s have almost e n t i r e l y 
ignored the processes by which the managers o f i n d u s t r i a l p r o p e r t y 
s e l e c t t h e i r t e n a n t s . For medium-sized and leu^ger e n t e r p r i s e s t h i s 
omission i s understandable since such f i r m s tend t o have proven business 
experience and s u f f i c i e n t f i n a n c i a l s e c u r i t y t o s a t i s f y most l a n d l o r d s 
w i t h a minimum o f s c r u t i n y . Small businesses g e n e r a l l y lack t h i s 
s t a n d i n g and are consequently s u b j e c t t o somewhat more d e t a i l e d 
screening procedures. These management p o l i c i e s can c o n s t r a i n the 
e f f e c t i v e p r o p e r t y s e l e c t i o n s open t o businesses and, t h e r e f o r e , h i g h 
l i g h t the importance o f examining the processes by which " s i t e s s e l e c t 
f i r m s " . 

This chapter i s organised i n t o two p r i n c i p a l s e c t i o n s : f i r s t , 
the management o f l o c a l a u t h o r i t y and New Town premises i s examined 
i n terms o f r e n t a l l e v e l s and lease terms; secondly, t h e r e i s an exam
i n a t i o n o f the c r i t e r i a and procedures adopted t o guide t h e s e l e c t i o n 
o f t enants. The i n f o r m a t i o n on which t h i s chapter i s based i s drawn 
from the survey introduced i n Chapter Three. Fourteen f a c t o r y - p r o v i d i n g 
a u t h o r i t i e s d i d not provide f u l l d e t a i l s o f t h e i r mcinagement p r a c t i c e s 
and consequently t h i s a n a l y s i s i s based on a s l i g h t l y s m a l l e r sample 
of a u t h o r i t i e s . I n comparison w i t h the e a r l i e r assessment o f the 
s p a t i a l d i s t r i b u t i o n o f b u i l d i n g a c t i v i t y , t h i s chapter does not discuss 
i n such d e t a i l v a r i a t i o n s between areas or between d i f f e r e n t types 
o f a u t h o r i t y . This i s because although t h e r e are some i n t e r e s t i n g 
geographical v a r i a t i o n s i n lease and r e n t a l terms, t h e r e are few major 
s p a t i a l c o n t r a s t s i n t e n a n t - s e l e c t i o n procedures. 

I'/hen t h i s research commenced i n 1981, i t was w i d e l y r e p o r t e d t h a t 
new small u n i t s were a t t r a c t i n g very l a r g e numbers o f a p p l i c a t i o n s 
from p o t e n t i a l tenants. Work done i n the l a t e 1970s (Coopers and 
Lybrand 1980) had revealed marked shortages o f accommodation i n a l l 
areas. By 1982 t h i s shortage had begun t o ease i n some l o c a t i o n s , 
but most l o c a l a u t h o r i t i e s r e p o r t e d c o n t i n u i n g shortages o f accomm
oda t i o n f o r small businesses. Nonetheless the survey found t h a t o n l y 
28% o f f a c t o r y - p r o v i d i n g a u t h o r i t i e s were t y p i c a l l y s e l e c t i n g between 
two or more acceptable a p p l i c a n t s . Presumably the more common 
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procedure i s t o l e t u n i t s on a " f i r s t - c o m e f i r s t - s e r v e d " b a s i s , Townroe 
(1971 p.89) has l a b e l l e d t h i s the "minimum needs" approach whereby 
decision-makers s e l e c t the f i r s t o p t i o n which s a t i s f i e s t h e i r c u r r e n t 
a s p i r a t i o n s , r a t h e r than drawing up a s h o r t - l i s t o f p o s s i b l e candidates 
from which a s e l e c t i o n i s subsequently made ( t h e "sub-optimal" method). 
Having obtained a s u i t a b l e a p p l i c a n t , l o c a l a u t h o r i t i e s g e n e r a l l y do 
not seek f u r t h e r a p p l i c a t i o n s i n the hope t h a t they w i l l o f f e r b e t t e r 
f i n a n c i a l references or gre a t e r employment prospects, Nonetheless, 
t e n a n t - s e l e c t i o n p o l i c i e s remain an i m p o r t a n t theme as a q u a r t e r o f 
a u t h o r i t i e s do s e l e c t between competing t e n a n t s , and f o r a l l u n i t s 
f i r m s have t o s a t i s f y the minimum e s t a t e management c r i t e r i a . 

5.2 LEASES AND RENT CHARGES 
The terms on which premises are made a v a i l a b l e depend p r i m a r i l y 

on the o b j e c t i v e s o f the developer and on how f a r market c o n d i t i o n s 
w i l l p e r m i t these o b j e c t i v e s t o be pursued. I n the case o f l o c a l 
a u t h o r i t i e s and New Towns the p r i n c i p a l g o a l i s t o generate j o b s . 
This s e c t i o n focusses on two key elements o f s m a l l - u n i t management, 
namely lease lengths and r e n t a l charges. These two c o n s i d e r a t i o n s 
are c r u c i a l not only t o the developer, b ut a l s o i n the s i t e - s e l e c t i o n 
process o f the f i r m l o o k i n g f o r accommodation. 

Lease Lengths 
Most small businesses p r e f e r s h o r t leases because they a p p r e c i a t e 

the h i g h l e v e l o f u n c e r t a i n t y s u r r o u n d i n g t h e i r f u t u r e prospects. 
F a i l u r e w i l l b r i n g the need t o leave the premises because the f i r m 
i s c l o s i n g or moving t o s t i l l s m a l l e r and/or cheaper accommodation. 
Conversely, success may n e c e s s i t a t e a move t o l a r g e r and/or more 
expensive premises. The vagaries o f the small-business economic 
environment u n d e r l i n e the advantages o f s h o r t leases and easy " e x i t " 
c o n d i t i o n s . 

Table 5.1 shows the survey's f i n d i n g s on the average l e n g t h o f 
lease granted by l o c a l a u t h o r i t i e s and Mew towns. S l i g h t l y over one 
t h i r d o f a u t h o r i t i e s t y p i c a l l y assigned leases o f between one and f i v e 
years; most ot h e r a u t h o r i t i e s u s u a l l y g r a n t longer leases, though fev/ 
i n s i s t on a l e n g t h o f g r e a t e r than 21 years. A u t h o r i t i e s f a v o u r i n g 
leases beyond 21 years are h e a v i l y concentrated i n the South East, 
Of the 20 a u t h o r i t i e s u s u a l l y g r a n t i n g these longer leases, 13 are 
lo c a t e d i n the South East i n c l u d i n g one London borough w i t h leases 
o f 99 years. This tends to suggest t h a t , where demand f o r u n i t s i s 
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h i g h e s t , some a u t h o r i t i e s have f e l t able t o adopt longer leases so 
as t o avoid the g r e a t e r management costs i n v o l v e d when leases are 
renewed more r e g u l a r l y . But although leases o f longer than 21 years 
are best s u i t e d t o w e l l - e s t a b l i s h e d companies w i t h r e l a t i v e l y secure 
markets, most a u t h o r i t i e s w i l l a l l o w f i r m s t o f o r e c l o s e t h e i r leases 
where the business remains i n o p e r a t i o n i n the l o c a l - a u t h o r i t y ' s area. 
I n o t h e r cases the f i r m must re-assign the lease or s u b - l e t t h e prop e r t y . 
Should t h i s not be p o s s i b l e , the f i r m c ontinues t o be r e s p o n s i b l e f o r 
r e n t a l payments f o r the d u r a t i o n o f the lease, unless t h e r e i s an o p t i o n 
clause a l l o w i n g f o r t e r m i n a t i o n a t an e a r l i e r s p e c i f i e d d a t e , u s u a l l y 
associated w i t h a re n t - r e v i e w p e r i o d . 

TABLE 5.1 

Average l e n g t h o f lease granted by l o c a l a u t h o r i t i e s and New Towns 

Uhder Over 
1 Year 1-5 Yrs. 6-10 Yrs. U-21 Yrs, 21 Yrs. Total 

Area No. % No: % No, % [to. % rb. % rb. % 

Assisted Areas 0 0 20 37 16 30 15 28 3 5 54 35 
Non-Assisted Areas 3 2 37 36 15 15 30 29 17 17 102 65 

A l l local authorities and 
Ne\̂/ TOWTS 3 2 57 36 31 20 45 29 33 13 156 100 

F l e x i b l e tenancy c o n d i t i o n s i n v o l v i n g a commitment o f only a few 
months are p a r t i c u l a r l y s u i t e d t o new businesses. The survey found 
t h a t 41% o f a u t h o r i t i e s had grsmted more i n f o r m a l tenancy terms designed 
t o s u i t the needs o f i n c i p i e n t e n t e r p r i s e s . The most common approach 
i s t o o f f e r l i c e n c e agreements which may be renewed a n n u a l l y or can 
be ter m i n a t e d by the licensee a t only t h r e e months n o t i c e - A l i c e n c e 
i s a personal p r i v i l e g e t o occupy a p r o p e r t y and i t does not c o n f e r 
a l e g a l i n t e r e s t and simply permits the l i c e n s e e t o do v/hat would o t h e r -
v;ise amount t o trespass f o r the p e r i o d s p e c i f i e d . A l i c e n c e cannot 
be assigned by the occupant, but i t does b r i n g the advantage o f 
r e l i e v i n g the licensee o f any r e s p o n s i b i l i t y f o r r e p a i r s . 

Short-term l i c e n c e agreements have been made a v a i l a b l e s i g n i 
f i c a n t l y more o f t e n by the m e t r o p o l i t a n boroughs; over two t h i r d s o f 
these a u t h o r i t i e s l e t some o f t h e i r u n i t s on these terms (x^ = 4 .14 , 

s i g n i f i c a n t a t 95% l e v e l w i t h 1 degree o f freedom). T h i s r e f l e c t s 
the p a r t i c u l a r emphasis amongst the major urban a u t h o r i t i e s on b u i l d i n g 
stEur'ter u n i t s . S u r p r i s i n g l y , however, o n l y t h r e e London boroughs i n 
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the survey granted l i c e n c e terms. Contact w i t h a number o f l o c a l -
a u t h o r i t y e s t a t e s departments i n London i n d i c a t e s t h a t t h i s r e f l e c t s 
the e x i s t e n c e o f a much st r o n g e r demand f o r small u n i t s i n t h e c a p i t a l 
which enables a u t h o r i t i e s t o l e t t h e i r f a c t o r i e s w i t h o u t the a d d i t i o n a l 
encouragement o f s p e c i a l l e a s i n g p r a c t i c e s . 

Rental terms 
S m a l l - u n i t r e n t a l s show some geogra p h i c a l v a r i a t i o n , w i t h the 

hi g h e s t r e n t s obtained i n the South East being over double those f o r 
s i m i l a r p r o p e r t y i n the Northern r e g i o n (see Table 5.2). But t h i s 
p a r t i c u l a r l y s t r i k i n g c o n t r a s t i s e x c e p t i o n a l and t h e r e i s a broad 
u n i f o r m i t y amongst the other r e g i o n s , 

TABLE 5.2 
Regional d i f f e r e n c e s i n r e n t a l l e v e l s f o r l o c a l a u t h o r i t y and New Town 
s n a i l - f a c t o r y premises 

R^cn 
Annual Average Rent 
{£ per sq.ft.) 

South East 3.00 
South Vfest 2.08 
Yorkshire & Hirfcerside 2.01 
East Anglia 1.95 
East ?.!idlards 1.94 
V/est Midlands 1.92 
tfarth Vtest 1.90 
Northem 1.46 

The general u n i f o r m i t y o f average r e n t a l s a t the r e g i o n a l s c a l e , 
however, disguises some very marked d i f f e r e n c e s between i n d i v i d u a l 
a u t h o r i t i e s (Figures 5,1 and 5.2). For example, i n the West Midlands, 
Dudley MBC charged only £1.10 per s q . f t . compared w i t h t h e £2.25 per 
s q . f t . chcu-ged by the neighbouring d i s t r i c t o f South S t a f f o r d s h i r e . 
This d i f f e r e n c e i s accounted f o r by Dudley*s use o f Urban Programme 
f i n a n c e t o sub s i d i s e t h e i r i n d u s t r i a l r e n t s . The h i g h e s t r e n t a l found 
i n the survey was £4.50 per s q . f t . which was charged, not s u r p r i s i n g l y , 
by a London borough (Kensington and Chelsea); i n c o n t r a s t , a v a r i e t y 
o f a u t h o r i t i e s i n other au^eas had average l e v e l s o f l e s s than £1,50 
per s q . f t . I n each case the f i g u r e quoted i s e x c l u s i v e o f r a t e s and 
s e r v i c e charges which can add s e v e r a l hundred pounds t o the annual 
r e n t payment. 
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FIGURE 5.1 
Average Rental Levels for Local Authority (District 
Councils and London Borough Councils) 
Industrial Premises of 5000 8q.ft. and l>elow.1981. 

Rent per sq.ft. 
<£1 50 
£1 50 £2 24 

Cmia £ 2 2 5 - £ 3 0 0 
> £ 3 OO 
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FIGURE 3.2 
Average Rental Levels for Local Authority (County 
Coundls)Industrial Premises of 5000sq.ft. 
and below, 1981. 

Rent per sq ft 

1 < £ 1 5 0 
nm £1 5 0 - E 2 2 4 
Cnnill £2 25 £ 3 00 

> £ 3 0 0 
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I n e x p l a i n i n g the l o c a l v a r i a t i o n s i n r e n t a l s charged, t h e balaince 
between new and r e h a b i l i t a t e d premises i n an a u t h o r i t y ' s f a c t o r y 
programme i s an important i n f l u e n c e . The q u e s t i o n n a i r e asked f o r t y p i c a l 
r e n t s and d i d not r e q u i r e a u t h o r i t i e s t o d i f f e r e n t i a t e between the 
r e n t charged on new and converted premises, but i n p r a c t i c e the survey 
found t h a t where a u t h o r i t i e s have s o l e l y p rovided r e h a b i l i t a t e d u n i t s 
they have u s u a l l y charged much lower r e n t s . The average r e n t a l amongst 
a u t h o r i t i e s w i t h a l l t h e i r u n i t s i n converted premises i s £1.40 per 
s q . f t . ; t h i s compares w i t h t y p i c a l r e n t s i n the range o f £2,O0 t o £3.00 
f o r new u n i t s . Two a u t h o r i t i e s have s u p p l i e d r e h a b i l i t a t e d u n i t s w i t h 
e x c e p t i o n a l l y low re n t s these are Teesdale DC (40 pence per s q . f t . ) 
and East Devon DC (75 pence per s q . f t . ) . 

The r e n t a l s charged f o r converted premises ar e , o f course, r e l a t e d 
t o the costs o f undertaking the work and the standards t o which i t 
i s completed. S i m i l a r l y f o r new premises t h e r e can be wide c o s t 
veuf^iations according t o the q u a l i t y o f the completed f a c t o r i e s . Rentals 
can be reduced where a u t h o r i t i e s p r o v i d e premises w i t h a minimum o f 
se r v i c e s and wit h o u t separate o f f i c e accommodation. Even v;here t h i s 
approach i s not f o l l o w e d , most l o c a l a u t h o r i t i e s and New Towns b u i l d 
below the standards p r e f e r r e d by the major f i n a n c i a l i n s t i t u t i o n s 
( B u i l d i n g s Research Team 1980). The i n f l u e n c e o f p r i v a t e f u n d i n g 
agencies over the design o f i n d u s t r i a l b u i l d i n g s has, hov/ever, been 
spread through p a r t n e r s h i p schemes. In. the South East r e g i o n r e n t a l s 
on j o i n t u n i t s are on average £3.20 per s q . f t . (amongst those 
a u t h o r i t i e s which have provided s o l e l y t h i s type o f u n i t ) compared 
w i t h a m a r g i n a l l y lower average o f £2,90 amongst oth e r a u t h o r i t i e s 
i n the r e g i o n . Contact w i t h a number o f a u t h o r i t i e s suggests, however, 
t h a t t h i s d i f f e r e n c e r e f l e c t s the tendency f o r p a r t n e r s h i p developments 
i n the South East t o be i n prime l o c a t i o n s , r a t h e r than v a r i a t i o n s 
i n b u i l d i n g costs. I n t e r e s t i n g l y , o u t s i d e the South East, average 
r e n t a l s do not vary according t o how the u n i t s have been financed. 

Local a u t h o r i t i e s are f r e e t o s e t t h e i r own r e n t a l l e v e l s and 
may even include an element o f subsidy. This i s u n l i k e t h e d i s p o s a l 
o f land where l o c a l a u t h o r i t i e s are o b l i g e d t o achieve a market r e t u r n 
a t a l e v e l determined by the D i s t r i c t Valuer. The a c t u a l r e n t a l charged 
f o r l o c a l - a u t h o r i t y premises i s u s u a l l y decided by e s t a t e s o f f i c e r s 
i n n e g o t i a t i o n w i t h the t r e a s u r e r ' s department. The survey asked l o c a l 
a u t h o r i t i e s and New Towns t o i n d i c a t e how t h e i r r e n t a l s r e l a t e d t o 
the p r e v a i l i n g market f i g u r e and over 90% o f respondents s t a t e d t h a t 
t h e i r r e n t a l s were set a t a market l e v e l (Table 5.3). (Of course, a 
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market r e n t may not ensure a commercial income where demand i s too 
low t o produce r e n t s t h a t cover development costs and leave a s u r p l u s 
as income.) Many a u t h o r i t i e s have had a degree o f freedom 
i n s e t t i n g t h e i r r e n t a l s because o f the g eneral absence o f comparable 
new p r o p e r t i e s provided by o t h e r agencies w i t h i n t h e i r areas- This 
has meant t h a t there has been no e a s i l y assessed market r e n t t o which 
a u t h o r i t i e s can conform. On the o t h e r hand, the s t r o n g demand and 
shortage o f premises r e p o r t e d by most a u t h o r i t i e s w i l l have helped 
them to operate commercial r e n t s , 

TABLE 5.3 
P r o p o r t i o n o f a u t h o r i t i e s charging market r e n t s 

I-Tarket r a i t Belorf market rent 
Type of a u t J T o r i t y rto. % No. % 
Comty ooLBTCil 11 92.0 1 8.0 
Di s t r i c t coLrcil 86 89.5 10 10.5 
Metrcpolitan B.C. 20 95.0 1 5.0 Lcndcn B.C. 18 100.0 0 0.0 Town 8 89.0 1 11.0 
A l l authorities 143 92.0 13 8.0 
Assisted Areas 48 89.0 6 U.O 
Non-Assisted Areas 95 93.0 7 7.0 

p 

I n c o n t r a s t to the f i g u r e s g iven i n Table 5.3, a study undertaken 
i n the West Midlands suggested t h a t much l o c a l - a u t h o r i t y f a c t o r y 
r e v i s i o n does not y i e l d genuinely commercial r a t e s o f r e t u r n (JURUE 

1980) ( 1 ) . Local a u t h o r i t i e s were, however, o f t e n r e l u c t a n t t o admit 
t o the existence o f s u b s i d i e s . JURUE found, f o r example, t h a t v;hen 
c a l c u l a t i n g the r a t e o f r e t u r n on f a c t o r y investment t h e r e was o f t e n 
ambiguity as t o v/hether l o c a l - a u t h o r i t y management costs were f u l l y 
r e f l e c t e d i n the a u t h o r i t y ' s f i g u r e s . I n a d d i t i o n , a d e t a i l e d a n a l y s i s 
o f one a u t h o r i t y ' s programme showed t h a t the payback p e r i o d f o r t h e i r 
investment was 30 years, which i s much longer than i s u s u a l l y commer
c i a l l y acceptable. This evidence suggests, t h e r e f o r e , t h a t the present 
survey's r e s u l t s may w e l l over-estimate the number o f a u t h o r i t i e s w i t h 
genuinely commercial r e n t a l s . 

Indeed evidence of one k i n d o f "non-commercial" p r a c t i c e amongst 
the survey a u t h o r i t i e s i s provided i n Table 5,4 which shows t h a t over 
t w o - t h i r d s o f a l l a u t h o r i t i e s i n the survey o f f e r e d some k i n d o f r e n t a l 
concession t o tenants. This assistance i s perhaps s u r p r i s i n g g i v e n 
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the g e n e r a l l y h i g h - l e v e l o f demand f o r small p r o p e r t i e s , b ut most 
concessions are geared t o a s s i s t i n g p a r t i c u l a r types o f e n t e r p r i s e 
where p o t e n t i a l employment gains are g r e a t e s t . G e n e r a l l y , a u t h o r i t i e s 
i n the Assisted Areas gave the most generous concessions. A s i x month 
r e n t - f r e e p e r i o d was t y p i c a l cimongst a u t h o r i t i e s i n the n o r t h o f 
England. Four d i s t r i c t s i n the Northern r e g i o n (Derwentside, Gateshead, 
North Tyneside eind Sedgefield) o f f e r e d a two year r e n t - f r e e allowance 
t o manufacturing tenants; t h i s assistance r e p r e s e n t s the passing on 
i n f u l l o f the r e g i o n a l development g r a n t payable by the Department 
o f I n d u s t r y t o the developers o f new f a c t o r y premises t h a t are used 
f o r manufacturing purposes. These concessions are o f t e n made dependant 
on the f i r m s i g n i n g a long lease. I n the case o f Derwentside DC r e l i e f 
was given only t o f i r m s s i g n i n g a ten year or longer l e a s e , w h i l e i n 
North Tyneside and Gateshead they had to agree t o a twenty year lease 
be f o r e r e c e i v i n g the f u l l two years r e l i e f phased over a f i v e year 
p e r i o d . 

TABLE 5.4 
Pr o p o r t i o n o f a u t h o r i t i e s o f f e r i n g r e n t a l concessions 

Authorities with 
rental ccncessicns 

Type of authority No. % 

County councils 3 67 
District oxncils 53 55 
Metropolitan B,C.'s 17 81 
London B.C,'s 15 83 
ffew TOWTS 9 100 

A l l authorities 102 65 

Assisted Areas 40 74 
rJcn-Assisted Areas 62 61 

Figure 5,3 shows the s p a t i a l d i s t r i b u t i o n o f d i s t r i c t a u t h o r i t i e s 
o f f e r i n g some form o f r e n t a l allowance and i t can be seen t h a t they 
are w i dely dispersed across the co u n t r y . Apart from the examples already 
discussed, many other a u t h o r i t i e s a l s o v a r i e d t h e i r r e n t a l concession 
according t o the type o f occupant. For example, Nottingham, Plymouth, 
Rochdale and V/olverhampton a l l gave s p e c i a l a s s i s t a n c e t o new s t a r t - u p 
businesses. On the other hand, North Kesteven DC i n L i n c o l n s h i r e o n l y 
granted a r e n t - f r e e p e r i o d t o f i r m s moving i n t o the d i s t r i c t . 
Shepley DC o f f e r e d r e n t a l concessions only on l o c a l - a u t h o r i t y premises 
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FIGURE 5 .3 

District Authorities and London Boroughs with Rental Concessions 

BO Km 
50 M 
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l o c a t e d i n one r u r a l p a r t o f the d i s t r i c t , w h i l e Durham CC operated 
a t w o - t i e r system o f r e n t rebates a c c o r d i n g t o p r e c i s e l y where the 
premises are l o c a t e d . Other a u t h o r i t i e s v a r i e d the l e v e l o f r e n t rebate 
according t o the s i z e o f u n i t provided; the s m a l l e s t u n i t s were e l i g i b l e 
f o r the l e a s t assistance as they were g e n e r a l l y the e a s i e s t t o l e t . 

Outside the n o r t h e r n counties and m e t r o p o l i t a n areas, r e n t a l 
concessions were o f t e n given only t o cover the c o s t s o f f i t t i n g - o u t 
u n i t s provided on a b a r e - s h e l l b a s i s . These concessions were u s u a l l y 
the s u b j e c t o f n e g o t i a t i o n r a t h e r than b e i n g a u t o m a t i c a l l y payable, 
and were confined t o the f i r s t l e t t i n g o f the p r o p e r t y . 

A l l the New Towns i n the survey were found t o p r o v i d e r e n t a l 
concessions. The i/ew Towns were a l s o a s p e c i a l case i n t h a t they a l l 
provided an i n t r o d u c t o r y concession t o cover the c o s t s o f f i t t i n g - o u t 
new u n i t s . I n t e r e s t i n g l y , Skelmersdale and C e n t r a l Lancashire New 
Town v a r i e d t h i s payment according t o the l e v e l o f employment provided. 

5.3 THE SELECTION OF TENANTS 
Before c o n s i d e r i n g the c r i t e r i a used by l o c a l a u t h o r i t i e s t o s e l e c t 

tenants, t h i s s e c t i o n considers who w i t h i n the l o c a l a u t h o r i t y has 
been res p o n s i b l e f o r the s e l e c t i o n o f businesses. I t was recognised 
a t the o u t s e t t h a t a q u e s t i o n n a i r e survey which covered many o t h e r 
issues could provide only a general i n s i g h t i n t o the balance o f 
decision-making power w i t h i n a u t h o r i t i e s . Nonetheless, as d i f f e r e n t 
departments v / i t h i n l o c a l a u t h o r i t i e s tend t o have t h e i r own p o l i c y 
p e r s p e c t i v e s , i t was considered i m p o r t a n t t o c o l l e c t some i n f o r m a t i o n 
on t h i s issue. 

Table 5.5 shows t h a t i n almost t w o - t h i r d s o f l o c a l a u t h o r i t i e s , 
c o u n c i l members v;ere, a t l e a s t n o m i n a l l y , r e s p o n s i b l e f o r the s e l e c t i o n 
o f tenants. The question asked i n the survey (see Appendix One) 
requested f u r t h e r d e t a i l s on the decision-makers; o f those a u t h o r i t i e s 
which s u p p l i e d t h i s e x t r a i n f o r m a t i o n , the va s t m a j o r i t y delegated 
f i n a l r e s p o n s i b i l i t y f o r the s e l e c t i o n d e c i s i o n t o a sub-committee. 
I n tv;o-thirds o f these cases, i t was an e s t a t e s sub-committee t h a t 
was given t h i s power as p a r t o f t h e i r wider r e s p o n s i b i l i t y f o r the 
management o f the l o c a l - a u t h o r i t y ' s p r o p e r t y h o l d i n g s . I n o t h e r cases, 
the r e l e v a n t committee e i t h e r d e a l t w i t h i n d u s t r i a l development o r , 
more r e i r e l y , i t had f i n a n c i a l r e s p o n s i b i l i t i e s . However, whatever 
the nature o f the committee, i t s r o l e was u s u a l l y t o c o n f i r m the 
deci s i o n s o f o f f i c e r s and t o advise on c o n t e n t i o u s a p p l i c a t i o n s , r a t h e r 
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than t o take a r e a l l y a c t i v e p a r t i n the s e l e c t i o n process. V/here 
the l e t t i n g d e c i s i o n s were f u l l y delegated t o o f f i c e r s , i t was normally 
the c h i e f e s t a t e s o f f i c e r who was given t h i s r o l e , a l t h o u g h i n some 
a u t h o r i t i e s t h i s r e s p o n s i b i l i t y was given t o the i n d u s t r i a l development 
o f f i c e r or the t r e a s u r e r ( o c c a s i o n a l l y i n c o n j u n c t i o n w i t h t h e e s t a t e s 
or p l a n n i n g o f f i c e r ) . I n most New Towns e s t a t e s o f f i c e r s were u s u a l l y 
r e s p o n s i b l e f o r the s e l e c t i o n o f f a c t o r y t e n a n t s , but i n three New 
Towns the o f f i c e r s ' decisions were s u b j e c t t o r a t i f i c a t i o n by the board 
o f the development c o r p o r a t i o n . 

TABLE 5.5 
The a l l o c a t i o n o f t e n a n t - s e l e c t i o n powers by type o f a u t h o r i t y 

Type of autharity 

Final reqpcnsibility for tanant selecticn 
Officers CoLrcil [•ci±)ers 
No. % Mo, % 

County council 6 50.0 6 50.0 
District council 35 36.5 56 63.5 
I'fetrcpolitan B.C. 6 29.0 15 71.0 
Lcndon B.C. 8 44.0 lO 56.0 
Mew ToMi 6 67.0 3(1) 33.0 

A l l autjxirities 61 39.0 95 61.0 

( l ) M o t e : i n the case o f Mew Towns these were members o f the development 
c o r p o r a t i o n board 

Although t h i s was the general s t r u c t u r e o f decision-making, a 
qu a r t e r o f a u t h o r i t i e s s t a t e d t h a t i n c e r t a i n circumstances the 
decision-making r e s p o n s i b i l i t i e s were d i f f e r e n t . Most commonly t h i s 
occurred when the p o t e n t i a l tenant was assessed by o f f i c e r s as d e s i r a b l e 
from an employment p o i n t o f view, but where some u n c e r t a i n t y over i t s 
f i n a n c i a l s t a n d i n g caused o f f i c e r s t o seek the guidance o f e l e c t e d 
r e p r e s e n t a t i v e s . Several a u t h o r i t i e s had s p e c i f i e d r u l e s which d e t e r 
mined when the decisions were delegated t o o f f i c e r s ; i n Gateshead f o r 
example, the c h i e f estates o f f i c e r had delegated power f o r a l l l e t t i n g s 
o f less than t h r e e years w i t h a r e n t a l o f no more than £l,20O per annum. 
I n L e i c e s t e r s h i r e , the d i r e c t o r o f p r o p e r t y was r e s p o n s i b l e f o r the 
l e t t i n g o f a l l the County's small premises where leases were f o r no 
longer than ten years. 

Despite these v a r i a t i o n s , i t remains g e n e r a l l y t r u e t h a t e s t a t e s 
departments play the key r o l e i n s e l e c t i n g t e n a n t s . This i s important 
because they have t r a d i t i o n a l l y conducted t h e i r r o l e as a d m i n i s t r a t o r s 
o f l o c a l - a u t h o r i t y p r o p e r t y w i t h a view t o showing a commercial r e t u r n 
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on the c a p i t a l invested. t h i s emphasis on "market r e a l i t i e s " c o n t r a s t s 
w i t h the goals o f s m a l l - f a c t o r y programmes o f t e n s e t by planners and 
those concerned w i t h economic development, who may be more prepared 
t o take r i s k s w i t h u n c e r t a i n e n t e r p r i s e s i n p u r s u i t o f t h e i r employment 
o b j e c t i v e s . 

This survey would» t h e r e f o r e , suggest t h a t there i s the p o t e n t i a l 
f o r a c o n f l i c t o f i n t e r e s t w i t h i n many l o c a l a u t h o r i t i e s when the 
l e t t i n g i s c o n t r o l l e d by estates o f f i c e r s . E q u a l l y , t e n s i o n may a r i s e 
where the l e t t i n g i s c o n t r o l l e d by planners or i n d u s t r i a l development 
o f f i c e r s but where a t the end o f the year the e s t a t e s department i s 
r e s p o n s i b l e f o r the f i n a n c i a l losses and gains on l o c a l - a u t h o r i t y 
p r o p e r t y . 

V/hether c o n f l i c t occurs i n p r a c t i c e would presumably depend l a r g e l y 
on the nature o f the r e l a t i o n s h i p between the e s t a t e s department and 
the planning and/or i n d u s t r i a l development department. I n the l e s s 
i n t e r v e n t i o n i s t a u t h o r i t i e s there may be l i t t l e c o n t r o l by planners 
over the estates department; i n f a c t , the p l a n n i n g / i n d u s t r i a l develop
ment department may w e l l operate as a s e r v i c e agency f o r the e s t a t e s 
department, whose main aim w i l l be the commercial development and 
management o f p r o p e r t y . The more i n t e r v e n t i o n i s t a u t h o r i t i e s on the 
o t h e r hand, w i l l tend t o use the e s t a t e s department as a s e r v i c e agency, 
employing them t o develop and manage p r o p e r t y i n l i n e w i t h the goals 
s e t by those concerned w i t h employment g e n e r a t i o n . 

The very general i n f o r m a t i o n c o l l e c t e d i n t h i s survey u n f o r t u n a t e l y 
does not a l l o w the p u r s u i t o f these themes, b u t i t i s c l e a r l y an area 
where f u r t h e r study would be i l l u m i n a t i n g . However, the survey d i d 
r e v e a l a v;ide v a r i e t y i n the p r a c t i c e s adopted, which cannot be f u l l y 
explained i n terms o f the type o f p r o p e r t y p r o v i d e d ; t h i s tends t o 
suggest the importance of o r g a n i s a t i o n a l and b e h a v i o u r a l c h a r a c t e r i s t i c s 
i n e x p l a i n i n g l o c a l economic p o l i c i e s . This s e c t i o n now goes on t o 
examine l o c a l - a u t h o r i t y preferences f o r p a r t i c u l a r types o f teneint 
and t o consider the s e l e c t i o n procedures used. 

Environmental issues 
For a l l l o c a l a u t h o r i t i e s the n a t u r e o f the process t o be c a r r i e d 

out i s , o f course, an important i n f l u e n c e a f f e c t i n g the s e l e c t i o n o f 
t e n a n t s . But on t h i s issue there tends t o be l i t t l e v a r i a t i o n between 
a u t h o r i t i e s . Small f a c t o r i e s are t y p i c a l l y b u i l t i n t e r r a c e s w i t h 
shared access and parking f a c i l i t i e s . E s t a t e managers, t h e r e f o r e , 
seek t o avoid p o t e n t i a l "bad neighbour" problems by e x c l u d i n g noxious 
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f i r m s which c r e a t e serious nuisances such as excessive n o i s e , t r a f f i c 
hazards, dangerous waste substances, o f f e n s i v e s m e l l s and a i r p o l l u t i o n . 
Examples o f t h i s type o f e n t e r p r i s e are sheet-metal workshops, g l a s s 
mcinufacturers and meat products. There i s a l s o a group of e n t e r p r i s e s 
which although not such a nuisance are o f t e n u n s i g h t l y and r e q u i r e 
r e l a t i v e l y l a r g e areas f o r o u t s i d e storage and s e r v i c e ; b u i l d e r s , timber 
merchants, scrap dealers are t y p i c a l o f t h i s c ategory. T h i s type o f 
a c t i v i t y can sometimes be acceptably l o c a t e d i n p r o p e r t i e s a t the end 
o f t e r r a c e s , one a u t h o r i t y (Gateshead MBC) has even designated a whole 
row of u n i t s f o r "nuisance" f i r m s , but g e n e r a l l y t h e r e i s a r e l u c t a n c e 
t o accommodate p o t e n t i a l l y problematic businesses. 
P r e f e r r e d tenants 

The survey asked a u t h o r i t i e s to i n d i c a t e the importance attached 
t o d i f f e r e n t kinds o f e n t e r p r i s e when g r a n t i n g tenancies. To s t r u c t u r e 
the r e p l i e s t o t h i s question, respondents were requested t o s t a t e 
whether i t was " e s s e n t i a l " t h a t the tenant be a p a r t i c u l a r type o f 
f i r m , or whether a p a r t i c u l a r type o f e n t e r p r i s e was o n l y "given 
p r i o r i t y " over other a p p l i c a n t s or was "not i m p o r t a n t " t h a t a tenant 
met a p a r t i c u l a r c h a r a c t e r i s t i c . Table 5.6 shows t h a t a l t h o u g h only 
a few a u t h o r i t i e s operated very r i g o r o u s s e l e c t i o n procedures, a l a r g e 
number d i d have c l e a r preferences on the type o f business f o r which 
they were l o o k i n g . However, whereas the u n i t s were p r o v i d e d over the 
p e r i o d 1976-1981, the management d e t a i l s r e l a t e t o the usual p r a c t i c e s 
a t the time o f the survey (1932) when the impact o f the r e c e s s i o n had 
deepened. The q u e s t i o n n a i r e asked a u t h o r i t i e s i f t h e i r management 
p o l i c i e s had changed since 1976, and 80% o f a u t h o r i t i e s i n d i c a t e d t h a t 
they had become less r i g o r o u s . Consequently, the survey does not r e c o r d 
the most s t r i n g e n t preferences o f many l o c a l a u t h o r i t i e s and Mew Tc^ns. 

TABLE 5.6 
Ten a n t - s e l e c t i o n p r i o r i t i e s o f l o c a l a u t h o r i t i e s and New Towns 

Character of enterprise 

Irrportance of guiding the selecticn of taiants 
Essential 
No. % 

Seme p r i o r i t y 
No. % 

r-Jot ijTp3rtant 
No. % 

Good financial standing 
I-bnufacturing firm 
Affected by redevelopnent 
Good prospects of increasing labour 
force 

Achieves mini-run job per sq.ft. ratio 
Failed to obtain premises elseuhere 
Locally owTed 
New firm 
CmTcr 

33 21.0 
27 17.0 
17 11.0 

12 8.0 
11 7.0 
6 3.0 
4 3.0 
1 1.0 
0 

94 

85 

119 
77 
33 
76 
69 
12 

60.0 
67.0 
5a.0 
76.0 
49.0 
21.0 
48.5 
44.0 

29 
25 
54 

25 
68 
118 
76 
86 
0 

19.0 
16.0 
35.0 
16.0 
44.0 
76.0 
48.5 
55.0 
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The c h a r a c t e r i s t i c s t h a t were most o f t e n considered e s s e n t i a l 
were t h a t tenants should be o f a good f i n a n c i a l s t a n d i n g and t h a t they 
should be engaged i n manufacturing a c t i v i t i e s : r o u g h l y a f i f t h o f 
respondents regarded these f e a t u r e s as e s s e n t i a l w h i l e a f u r t h e r two-
t h i r d s i n d i c a t e d t h a t some p r i o r i t y was g i v e n t o these a p p l i c a n t s . 
The emphasis on manufacturing appears t o be e x p l a i n e d l a r g e l y by the 
b e l i e f t h a t these o f f e r the best employment pros p e c t s . This employment 
growth i s hoped f o r p r i m a r i l y from the f i r m i t s e l f , b u t t h e r e i s o f t e n 
a l s o a b e l i e f t h a t a manufacturing e n t e r p r i s e i s a " b a s i c " a c t i v i t y 
which w i l l b r i n g new money i n t o the area and w i l l not ( u n l i k e a new 
s e r v i c e a c t i v i t y ) compete f o r the same market as e x i s t i n g l o c a l f i r m s . 
I t was not s u r p r i s i n g , t h e r e f o r e , t o f i n d t h a t the m a j o r i t y o f 
a u t h o r i t i e s gave p r i o r i t y t o tenants w i t h good employment prospects, 
although few e s t a b l i s h e d minimum employment d e n s i t i e s f o r t h e i r 
premises. (Obviously, i n the c o n t e x t o f the recession i t would be 
u n r e a l i s t i c f o r a u t h o r i t i e s t o r e s t r i c t l e t t i n g s s o l e y t o businesses 
w i t h d e f i n i t e expansion plans and/or employment l e v e l s , ) 

A f u r t h e r c o n s i d e r a t i o n teiken i n t o account was whether f i r m s have 
been a f f e c t e d by l o c a l - a u t h o r i t y redevelopment schemes w i t h most 
a u t h o r i t i e s f e e l i n g a sense o f o b l i g a t i o n t o rehouse d i s p l a c e d f i r m s 
( a l t h o u g h t h i s i s not a l e g a l r e q u i r e m e n t ) . G e n e r a l l y , very l i t t l e 
p r i o r i t y v/as i n d i c a t e d f o r e i t h e r new or l o c a l f i r m s . However, i t 
w i l l be r e c a l l e d from Chapter Three t h a t the overwhelming o b j e c t i v e 
o f l o c a l - a u t h o r i t y s m a l l - f a c t o r y programmes i s t o a s s i s t the e s t a b l i s h 
ment o f new, l o c a l businesses. This i n c o n s i s t e n c y may be ex p l a i n e d 
by there being r e l a t i v e l y few new and l o c a l f i r m s seeking new premises, 
consequently l e a v i n g the a u t h o r i t y w i t h l i t t l e o p p o r t u n i t y t o implement 
i t s preferences. Nonetheless, when a new f i r m makes an a p p l i c a t i o n , 
over a t h i r d o f a u t h o r i t i e s i n d i c a t e d t h a t t h e i r v e t t i n g p r a c t i c e s 
were made more f l e x i b l e . This u s u a l l y i n v o l v e d the a u t h o r i t y w a i v i n g 
aspects o f t h e i r f i n a n c i a l i n v e s t i g a t i o n t o allov/ f i r m s w i t h o u t any 
business rec o r d and w i t h an untested market t o q u a l i f y f o r a tenancy. 
Thus, although a u t h o r i t i e s d i d not e x c l u s i v e l y favour new f i r m s , many 
d i d p o s i t i v e l y d i s c r i m i n a t e i n t h e i r favour-

The f i n a n c i a l screening o f tenants 
Over 80% o f a u t h o r i t i e s c l e a r l y p r e f e r r e d t e n a n t s o f good f i n a n c i a l 

s t a n d i n g and the c r i t e r i a by which t h i s was judged v;ere, t h e r e f o r e , 
o f p a r t i c u l a r importance. To gain an i n s i g h t i n t o the standards demanded 
by l o c a l a u t h o r i t i e s and New To'rfns, the survey examined the procedures 
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u s u a l l y adopted t o assess t h i s i s s u e . The q u e s t i o n n a i r e i t e m i s e d a 
nuKiber o f screening procedures and respondents were asked t o i n d i c a t e 
the frequency w i t h which they adopted these p r a c t i c e s . (The range 
o f v e t t i n g procedures i n d i c a t e d was compiled l a r g e l y on the advice 
o f l o c a l - a u t h o r i t y o f f i c i a l s who were c o n s u l t e d about the design o f 
the survey.) 

Table 5.7 sets out the o v e r a l l p a t t e r n o f responses and t h i s shows 
t h a t two procedures were r i g o r o u s l y e n f o r c e d by the m a j o r i t y o f 
a u t h o r i t i e s ; these were the examination o f bank ref e r e n c e s and the 
h o l d i n g o f an i n t e r v i e v / w i t h the a p p l i c a n t . Only i n a s m a l l number 
o f cases were these minimum searches v/aived, but a u t h o r i t i e s v a r i e d 
widely i n t h e i r d e t e rmination to undertake a more d e t a i l e d examination 
o f the businesses' f i n a n c i a l circumstances. V/here a u t h o r i t i e s undertook 
a more extensive screening procedure t h i s commonly i n v o l v e d the exam
i n a t i o n o f the f i r m ' s previous business accounts. A d i f f e r e n t , but 
r e l a t e d p r a c t i c e , was the demand f o r the company's d i r e c t o r s p e r s o n a l l y 
t o guarantee the r e n t o f the p r o p e r t y f o r the f i r s t few years o f the 
lease; o v e r a l l , 40% o f a u t h o r i t i e s s t a t e d t h a t t h i s request vjas always 
or u s u a l l y made. A u t h o r i t i e s were asked t o i n d i c a t e any a d d i t i o n a l 
procedures they conducted above those shown i n the q u e s t i o n ; the most 
common response concerned the seeking o f t r a d e r e f e r e n c e s from the 
a p p l i c a n t ' s s u p p l i e r s and c r e d i t o r s . 

TABLE 5.7 
The f i n a n c i a l screening procedures adopted by l o c a l a u t h o r i t i e s and 
New Towns when assessing e x i s t i n g businesses 

Alvsys Usually Rarely I'Jever 
Prxxedures adopted No. Of 

/Q Mo. /o ro. % r-fo. % 
Ask for bank refererces 123 79 28 18 1 1 4 2 
Interview applicants 115 74 33 21 7 4 1 1 
ExcTune firm's accoLnts 37 24 29 IS 65 42 25 16 
Ask directors to guarantee tlie rent 23 15 40 25 51 33 42 27 
Ask for cash-flow projectLans U 7 34 22 56 36 55 35 
Ask for a stuc^y of the market potential 2 1 17 U 59 33 78 50 
Other 22 14 2 1 1 1 131 84 

FrequoTcy of ajrplementaticn 

The data i n Table 5.7 do not i n d i c a t e the combination 
o f procedures adopted by an i n d i v i d u a l a u t h o r i t y , and i n order t o 
examine v a r i a t i o n s i n l o c a l a u t h o r i t i e s ' o v e r a l l l e v e l o f i n q u i r y an 
index o f screening v/as c o n s t r u c t e d . The index was c a l c u l a t e d by r a n k i n g 
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the frequency o f implementation from t h r e e (always) t o nought ( n e v e r ) ; 
f o r each a u t h o r i t y , these numbers were then m u l t i p l i e d by a w e i g h t i n g 
score g i v e n t o each o f the v a r i o u s v e t t i n g procedures. T h i s w e i g h t i n g 
was based on the e s p e c i a l l y obtained views o f a number o f l o c a l -
a u t h o r i t y e s t a t e managers on the r e l a t i v e e x t e n t t o which a more 
marginal or r i s k y e n t e r p r i s e would f i n d each procedure d i f f i c u l t t o 
s a t i s f y - From Table 5.3 i t can be seen t h a t the procedures i n v e s t 
i g a t i n g the f i r m ' s forward p l a n n i n g were ranked h i g h e r than those v/hich 
examined the past performance o f the f i r m . Cash-flow and marketing 
p r o j e c t i o n s were seen as the most s t r i n g e n t t e s t s . 

TABLE 5.8 
V/eighting o f f i n a n c i a l v e t t i n g procedures used i n the c a l c u l a t i o n o f 
the screening index. 

Wei^Tting 
Procedure adapted Score 

Interview/ applicant 1 
Ask for bank referax^es 1 
Ask for trade references 1 
ExETiine firm's acoou-its 2 
Ask directors to guarantee tlie rent 3 
Ask for cash-flew projectLcns 4 
Ask fcr s t u ^ of the market potential 4 

The maximum possible score a t t a i n a b l e from an a u t h o r i t y which always 
conducted a l l the various searches i s 48, w h i l e the t h e o r e t i c a l minimum 
score i s nought f o r an a u t h o r i t y t h a t undertook no i n v e s t i g a t i o n . 

From Table 5.9 i t i s evident t h a t i n no a u t h o r i t y was i t standard 
p r a c t i c e t o undertake a l l or n e a r l y a l l o f t h e p o s s i b l e checks, b u t 
a small m i n o r i t y were very r i g o r o u s i n t h e i r approach. An example 
o f one o f the more i n v e s t i g a t i v e a u t h o r i t i e s was Derwentside DC i n 
the n o r t h east which always conducted i n t e r v i e w s , examined t he f i r m ' s 
accounts, requested cash-flow and marketing p r o j e c t i o n s and asked the 
company's d i r e c t o r s t o guarantee the r e n t ( g i v i n g an o v e r a l l index 
score o f 39). Conversely, a s m a l l number o f a u t h o r i t i e s appear t o 
base t h e i r d ecisions on minimal i n v e s t i g a t i o n : K e r r i e r and V/est 
v y i l t s h i r e DC, f o r example, both merely i n t e r v i e v / a p p l i c a n t s . But, 
as might be a n t i c i p a t e d , the l a r g e m a j o r i t y o f a u t h o r i t i e s conducted 
moderately d e t a i l e d i n v e s t i g a t i o n s . Most a u t h o r i t i e s u s u a l l y undertook 
one or more o t h e r procedures i n a d d i t i o n t o an i n t e r v i e w and the t a k i n g -
up o f references. riuneaton BC i s a t y p i c a l example v/hich alv/ays 
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conducted i n t e r v i e w s , examined the f i r m ' s accounts, asked f o r bank 
references and, i n a small number o f cases, asked the Company's 
d i r e c t o r s t o guarantee the r e n t . I n a d d i t i o n , on r a r e occasions, cash
f l o w p r o j e c t i o n s were requested. 

TABLE 5.9 
F i n a n c i a l screening scores f o r a l l l o c a l a u t h o r i t i e s and I.'ew Towns 
i n the survey 

Score 
Nurber of authorities 

^b. % 

0 - 9 24 15.5 
10-19 57 36.5 
20-29 53 34.0 
30-39 22 14.0 
40-48 0 0.0 

I n a d d i t i o n t o g a i n i n g a b e t t e r overview o f the r i g o u r w i t h which 
screening procedures are pursued, the index may be used t o e x p l o r e 
more deeply i n t o v a r i a t i o n s i n a u t h o r i t y p r a c t i c e . Five ideas were 
t e s t e d i n r e l a t i o n t o t h i s issue i n order t o determine: 

( i ) whether there are geographical v a r i a t i o n s i n the l e v e l o f i n v e s t 
i g a t i o n ( f o r example, are a u t h o r i t i e s i n the A s s i s t e d Areas l e s s 
s t r i c t because of the need f o r j o b s ? ) ; 

( i i ) whether i n v e s t i g a t i o n s are more r i g o r o u s when the p r o p e r t y i n 
q u e s t i o n i s a j o i n t i n i t i a t i v e w i t h the p r i v a t e s e c t o r ; 

( i i i ) whether the approach i s less exhaustive when r e h a b i l i t a t e d 
premises are being a l l o c a t e d ; 

( i v ) whether, because of the g e n e r a l l y g r e a t e r demand f o r s m a l l u n i t s , 
a more extensive search o f a p p l i c a n t s f o r these u n i t s i s under
taken compared w i t h a p p l i c a n t s f o r l a r g e r u n i t s , and 

(v) whether est a t e s o f f i c e r s , because o f a keener sense o f f i n a n c i a l 
a c c o u n t a b i l i t y , lay more s t r e s s on e n s u r i n g f i n a n c i a l v i a b i l i t y 
than do o f f i c e r s i n planning or i n d u s t r i a l development departments. 

Mo r e g i o n a l p a t t e r n was found i n the v a r i a t i o n i n s creening 
procedures, the average r e g i o n a l score veu^ied only betv/een 21 i n the 
Northern r e g i o n and 17.5" i n the South West. N e i t h e r was t h e i n v o l v e 
ment o f the p r i v a t e sector i n j o i n t schemes found t o be a s sociated 
w i t h a higher l e v e l o f f i n a n c i a l s c r u t i n y ; a median t e s t v/as used t o 
examine t h i s idea, but no s i g n i f i c a n t r e l a t i o n s h i p v/as found (x* = 
1.6; not s i g n i f i c a n t at the 95% l e v e l w i t h 1 degree o f freedom). This 
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i s perhaps not s u r p r i s i n g as the essence o f a p a r t n e r s h i p i s u s u a l l y 
t h a t the l o c a l a u t h o r i t y undertake a l l the management r e s p o n s i b i l i t i e s . 
A f u r t h e r median t e s t was undertaken t o examine whether r e h a b i l i t a t e d 
p r o p e r t i e s were ch a r a c t e r i s e d by l e s s r i g o r o u s v e t t i n g procedures, 
b u t again no s i g n i f i c a n t r e l a t i o n was found (x^ = 0.54; not s i g n i f i c a n t 
a t the 95% l e v e l w i t h 1 degree o f freedom). N e i t h e r was the e x t e n t 
o f screening found t o vary w i t h the s i z e o f u n i t (x' = 1.3; n o t 
s i g n i f i c a n t a t 95% l e v e l w i t h 1 degree o f freedom): t h i s p o s s i b l y 
r e f l e c t s the tendency f o r smaller u n i t s t o be l e t t o newer businesses 
w i t h l i t t l e t r a d i n g experience and f o r whom i t has been noted t h a t 
many a u t h o r i t i e s make s p e c i a l p r o v i s i o n ( 2 ) . 

I t i s p o s s i b l e t o gain some i n s i g h t i n t o the i n f l u e n c e o f e s t a t e s 
o f f i c e r s on the r i g o u r w i t h v;hich p o t e n t i a l tenants are assessed by 
comparing the f i n a n c i a l index score o f a u t h o r i t i e s where d e c i s i o n s 
are u s u a l l y taken by estates o f f i c i a l s v/ith those where p l a n n i n g or 
i n d u s t r i a l development o f f i c e r s were the r e s p o n s i b l e o f f i c i a l s . Using 
a median t e s t , l o c a l a u t h o r i t i e s and Nev/ Tov/ns v/here e s t a t e s o f f i c e r s 
s e l e c t e d tenants were found t o have s i g n i f i c a n t l y more r i g o r o u s 
screening procedures (x* = 5-83; s i g n i f i c a n t a t the 95% l e v e l v/ith 
1 degree o f freedom). Of course, the i n f o r m a t i o n c o l l e c t e d i n the 
survey gives only a general impression o f the balance o f decision-making 
pov/ers w i t h i n a u t h o r i t i e s . Nonetheless, the e x t e n t o f the d i f f e r e n c e 
found between the tv/o groups o f a u t h o r i t i e s ( t h e average index score 
f o r a u t h o r i t i e s where estate o f f i c i a l s s e l e c t e d tenants v/as 27 compared 
w i t h 14 f o r o t h e r a u t h o r i t i e s ) does suggest t h a t the d i f f e r e n t o b j e c t 
ives h e l d by estates and planning departments are an i m p o r t a n t i n f l u e n c e 
on the design o f management p o l i c i e s . 

But although d i f f e r e n c e s i n the number o f checks have been 
demonstrated, t h i s may not imply g r e a t e r s e l e c t i v i t y by e s t a t e managers. 
I t i s p o s s i b l e t h a t an a u t h o r i t y which conducts most o f the procedures 
enforces each hurdle more f l e x i b l y than an a u t h o r i t y a p p l y i n g fev/er 
checks. Estate managers who u s u a l l y r e l y on i n t e r v i e w s and bank refer
ences, f o r example, may seek g r e a t e r s a t i s f a c t i o n from these checks 
compared w i t h a u t h o r i t i e s conducting a wider search. S i m i l a r l y , those 
a u t h o r i t i e s whose usual p r a c t i c e i s to r e q u e s t cash-flow p r o j e c t i o n s 
and market s t u d i e s may be prepared t o accept f i r m s w i t h r e l a t i v e l y 
unimpressive p r o f i l e s . L o c a l - a u t h o r i t y s e l e c t i o n p o l i c i e s may, 
t h e r e f o r e , be less d i s t i n c t i v e than i s i n d i c a t e d by the number o f 
screening procedures employed. This p o s s i b i l i t y i s u n l i k e l y t o render 
the most extreme a u t h o r i t i e s s i m i l a r ; hov/ever, i t does h i g h l i g h t the 
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complexity o f the i n t e r f a c e between e s t a t e managers and f i r m s 

5.4 SUI-mRY Arm REVIEW 
Table 5.10 summarises the key c h a r a c t e r i s t i c s o f l o c a l - a u t h o r i t y 

management and l e t t i n g p r a c t i c e s . I n e v i t a b l y , a s i m p l i f i e d t a b l e o f 
t h i s k i n d cannot do j u s t i c e t o the f u l l c omplexity and v a r i e t y o f the 
p o l i c i e s revealed i n the survey, but i t does serve t o o u t l i n e the 
general basis on which small u n i t s are a l l o c a t e d . 

TABLE 5.10 
T y p i c a l management f e a t u r e s f o r l o c a l - a u t h o r i t y small f a c t o r i e s 

I'bnagarent consideratLcn Basis of allocation 

Lease terrs Che to ten years, with wore flexible terns for new 
sLai'LH_ps-

Rental levels Fixed at a level just sufficient to cover costs, v/ith 
rental ooncessicns teually available for particular 
types of applicant. 

Tenait preferences Not r i g i d l y enforced but seme preference f a r firms 
v/ith gx)d erplqyment prospects, manufacturing 
activitiLes often preferred. St>ecial powisicn made 
for nev; s t a r t r < ^ . Firms are nctrTnally e:<pected to be 
of reasonable financial standuTg. 

Assessment procedures Gaierally not very rigcaxius, consisting o f an inter
view and the examinaticn of bank references. 

To the f i r m t h a t i s c o n s i d e r i n g t a k i n g a l o c a l - a u t h o r i t y u n i t , 
the e s t a t e management procedures are o f t e n experienced i n a s e r i e s 
o f s e q u e n t i a l stages. Firms searching f o r accommodation w i t h i n a 
p a r t i c u l a r area w i l l tend t o make an i n i t i a l assessment o f t h e i r 
i n t e r e s t i n a u n i t based on the p h y s i c a l and l o c a t i o n a l c h a r a c t e r i s t i c s 
o f the p r o p e r t y and i t s r e n t a l and lease terms. For some f i r m s , t h i s 
i n f o r m a t i o n may be s u f f i c i e n t t o preclude any f u r t h e r i n t e r e s t i n the 
p r o p e r t y . At t h i s stage the d e c i s i o n on whether t o proceed i s taken 
by the a p p l i c a n t . For those v/hich r e t a i n an i n t e r e s t e s t a t e managers 
g e n e r a l l y decide whether or not the f i r m o b t a i n s a u n i t . Businesses 
may simply accept the terms as s t a t e d or they may seek t o n e g o t i a t e 
a d i f f e r e n t lease agreement or some form o f r e n t a l concession. As 
the f i r s t stage i n t h e i r assessment o f the t e n a n t , the l o c a l a u t h o r i t y 
i s concerned w i t h the o b j e c t i v e c h a r a c t e r i s t i c s o f the f i r m , p r i n c i p a l l y 
i n terms o f the nature o f the process c a r r i e d o u t , the p r e v i o u s t r a d i n g 
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h i s t o r y o f the company and the present l o c a t i o n and accommodation o f 
the f i r m . I f both the a p p l i c a n t and e s t a t e manager r e t a i n an i n t e r e s t , 
the more d e t a i l e d screening o f the a p p l i c a n t w i l l be conducted, u s u a l l y 
c o n s i s t i n g o f a formal i n t e r v i e w and the taking-up o f r e f e r e n c e s . 
I f the l o c a l a u t h o r i t y desires more i n f o r m a t i o n on the business before 
a l l o c a t i n g a u n i t i t may also seek d e t a i l s on the forward p l a n n i n g 
of the e n t e r p r i s e . The l e n g t h o f time taken by the s e l e c t i o n process 
can vary from only a few days, v/here a u t h o r i t i e s undertake r e l a t i v e l y 
l i t t l e s c r u t i n y and the f i r m has a s u c c e s s f u l t r a d i n g h i s t o r y , t o 
seve r a l months i f very searching procedures are conducted. 

The stages i n the a l l o c a t i o n process and the t y p i c a l r o u t e s i n t o 
accommodation are i l l u s t r a t e d i n Figure 5.4. For example, nev/ 
e n t e r p r i s e s are o f t e n given s p e c i a l treatment i n the a l l o c a t i o n process 
through the r e l a x a t i o n o f both tenant preference c r i t e r i a and the l e v e l 
of f i n a n c i a l screening ( r o u t e "a" i n Figure 5.4). This r a i s e s the 
question as t o how l o c a l a u t h o r i t i e s and Mew Tov/ns d e f i n e a new 
e n t e r p r i s e , as many a u t h o r i t i e s appear t o have no s t r i c t age t h r e s h o l d . 
A few a u t h o r i t i e s have no s t r o n g views r e l a t i n g t o the type o f e n t e r 
p r i s e and hence do not operate a tenant preference f i l t e r ( r o u t e "c" 
i n Figure 5.4). But f o r most f i r m s , a s u c c e s s f u l a p p l i c a t i o n f o r nev/ 
premises depends on being assessed as an a p p r o p r i a t e type o f tenant 
and as being f i n a n c i a l l y v i a b l e ( r o u t e "d" i n Figure 5.4), 

FIGURE 5.4 
The t y p i c a l process o f tenant s e l e c t i o n 

Alternative routes by viiich ^:plicants obtain accoTTnodaticn 
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Contact w i t h a number o f l o c a l a u t h o r i t i e s i n d i f f e r e n t p a r t s 
o f the c o u n t r y (3) i n d i c a t e s t h a t t h e r e i s a c o n s i d e r a b l e margin between 
the number o f i n i t i a l i n q u i r i e s r e g a r d i n g vacant new p r o p e r t i e s and 
formal expressions o f i n t e r e s t . T y p i c a l l y up t o 10 requests f o r i n f o r m 
a t i o n may be received t o produce one s e r i o u s a p p l i c a t i o n . Presumably 
some o f t h i s s h o r t f a l l i s explained by f i r m s v;ho f i n d the c h a r a c t e r 
o f the p r o p e r t y or the management terms u n s u i t e d t o t h e i r needs. Of 
the two remaining hurdles i n t o p r o p e r t y , o f f i c e r s estimated t h a t around 
one i n f i v e i n q u i r i e s are r e j e c t e d a t an e a r l y stage because o f the 
nature o f t h e i r e n t e r p r i s e . These are commonly e n t e r p r i s e s engaged 
i n m o t o r -vehicle s e r v i c i n g , d i s t r i b u t i o n , r e t a i l i n g or some form o f 
noxious a c t i v i t y . Once a f i r m a p p l i c a t i o n i s under i n v e s t i g a t i o n , 
t y p i c a l l y one or two i n every ten businesses may be r e j e c t e d because 
they are judged f i n a n c i a l l y unviable and t h e i r business plans too i l l -
c o nsiderered. 

From discussions h e l d w i t h l o c a l - a u t h o r i t y o f f i c e r s , i t i s i n t e r 
e s t i n g t h a t the tenant - s e l e c t i o n c r i t e r i a which the q u e s t i o n n a i r e 
i d e n t i f i e d are r a r e l y w r i t t e n down and are g e n e r a l l y not supported 
by reasoned r e p o r t s . This may be i n t e r p r e t e d n e g a t i v e l y , as f o r example 
i n r e l a t i o n t o the manufacturing b i a s which may not be j u s t i f i e d i n 
employment terms, or more p o s i t i v e l y as an i n d i c a t i o n t h a t l o c a l 
a u t h o r i t i e s and New Towns are prepared t o take a f l e x i b l e a t t i t u d e 
t o the a l l o c a t i o n o f u n i t s . But w i t h o u t c l e a r v / r i t t e n guidance t h e r e 
i s o b v i o u s l y much scope f o r d i s c r e t i o n and the personal judgement o f 
o f f i c e r s t o i n f l u e n c e the a l l o c a t i o n o f premises. G e n e r a l l y , t h i s 
study has shown t h a t the degree o f f l e x i b i l i t y i n t e n a n t - s e l e c t i o n 
procedures o f t e n depends on v;hether p l a n n i n g and i n d u s t r i a l development 
s t a f f or e s t a t e s o f f i c e r s are r e s p o n s i b l e f o r t a k i n g the d e c i s i o n s . 
C l e a r l y t h i s i s an area o f enquiry where b e h a v i o u r a l s t u d i e s o f the 
a l l o c a t i o n process could be most r e v e a l i n g . For most o f the post-war 
p e r i o d , w i t h a buoyant economy and h i g h demand f o r f a c t o r y space, 
i n d u s t r i a l p r o p e r t y managers have played a key r o l e i n i n f l u e n c i n g 
the s p a t i a l p a t t e r n o f a c t i v i t y . Even now, i n a p e r i o d o f r e c e s s i o n , 
they are c e r t a i n l y worthy o f f u r t h e r i n v e s t i g a t i o n . 
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NOTES ON CHAPTER FIVE 

(1) V / i l l i s (1983) i n an e v a l u a t i o n o f s m a l l - f a c t o r y programmes i n Tyne 
and Wear al s o found evidence t h a t l o c a l a u t h o r i t i e s were not 
ac h i e v i n g a commercial r e t u r n on t h e i r investment. 

(2) For t h i s p a r t o f the a n a l y s i s , small u n i t s were d e f i n e d as those 
below 2,500 s q . f t . , and la r g e u n i t s between 2,501-5,000 s q . f t . 
and the comparison was undertaken u s i n g a median t e s t . 

(3) I n f o r m a t i o n based on a telephone survey conducted by the author 
o f l e t t i n g s o f f i c e r s i n Gateshead, H u l l , VJarrington, Birmingham, 
Aylesbury Vale, Plymouth and Greenv;ich. 
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CHAPTER SIX: PUBLIC DEVELOPMENT AGENCIES: 
THE DEVELOPMENT COMMISSION AND ENGLISH ESTATES 

6.1 INTRODUCTION 
Having completed the examination o f l o c a l a u t h o r i t y s m a l l - f a c t o r y 

programmes, two other p u b l i c development agencies a c t i v e i n England 
are now examined: these are the Development Commission and En g l i s h 
Estates. These agencies have had d i f f e r e n t r o l e s and ge o g r a p h i c a l 
areas o f o p e r a t i o n . One major d i f f e r e n c e i s t h a t , w h i l e the Development 
Commission has concentrated i t s b u i l d i n g programme on s m a l l u n i t s , 
E nglish Estates has a more extensive p r o p e r t y p o r t f o l i o dominated by 
flo o r s p a c e i n u n i t s l a r g e r than 5,000 s q . f t . Also, E n g l i s h Estates 
i s s o l e l y a p r o p e r t y agency whereas the Development Commission finances 
a more wide-ranging programme o f assi s t a n c e t o business. For both 
agencies, however, f a c t o r y p r o v i s i o n dominates t h e i r a c t i v i t i e s . 

This chapter o u t l i n e s the s a l i e n t f e a t u r e s o f the d i s t r i b u t i o n 
and ch a r a c t e r o f the s m a l l - f a c t o r y programmes o f the Development 
Commission and En g l i s h Estates, which t o g e t h e r account f o r around 10% 
o f the new i n d u s t r i a l floorspace i n small u n i t s (Chapter Two). This 
d i s c u s s i o n r e l i e s p a r t l y on e x i s t i n g l i t e r a t u r e and the annual r e p o r t s 
o f the agencies. Both these sources provide much g r e a t e r i n f o r m a t i o n 
on the Development Commission, making the p r e s e n t a t i o n o f comparable 
d e t a i l f o r each agency d i f f i c u l t . A d d i t i o n a l m a t e r i a l was c o l l e c t e d 
through i n t e r v i e w s w i t h p r i n c i p a l o f f i c e r s based i n the n a t i o n a l and 
south west o f f i c e s o f English E s t a t e s , the Development Commission and 
CoSIRA ( t h e Commission's main a g e n t ) , b ut t h i s s t i l l leaves a s l i g h t l y 
l e s s f u l l account o f English Estates' a c t i v i t i e s . (The i n f o r m a t i o n 
obtained from the o f f i c e r i n t e r v i e w s i s i n c o r p o r a t e d i n t o the t e x t 
and copies o f the i n t e r v i e w schedules are given i n Appendix Two). 
The chapter examines each agency i n t u r n , commencing w i t h the 
Development Commission, which i n numerical terms was the more impo r t a n t 
developer up t o 1981. 

6.2 THE DEVELOPMENT COMMISSION 
When the Commission was s e t up i n 1909 i t s task was t o advise 

the Government on the use o f the Development Fund t o a s s i s t i n the 
economic and s o c i a l regeneration o f r u r a l areas s u f f e r i n g from l a r g e -
scale depopulation. O r i g i n a l l y the focus was on support f o r t r a d i t i o n a l 
r u r a l c r a f t s and i n d u s t r i e s , b ut i t now pr o v i d e s a wide range o f 
assistance t o many types o f e n t e r p r i s e . The modern r o l e o f the 
Commission stems from the mid-1970s when i t s support f o r f a c t o r y -
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b u i l d i n g schemes was expanded and i t was s e t the t a r g e t o f c r e a t i n g 
2,500 jobs per year. I n 1983, the Miscellaneous F i n a n c i a l P r o v i s i o n s 
Act gave the Commission " g r a n t - i n - a i d " s t a t u s so t h a t , i n s t e a d o f 
a d v i s i n g the Department o f the Environment on expenditure from the 
Fund, i t i s now able to own land and b u i l d i n g s , a s s i s t p r o f i t - m a k i n g 
bodies srnd fund d i r e c t l y i t s own r u r a l progranunes. 

The Commission's i n t e r e s t i n i n d u s t r i a l accommodation commenced 
i n 1947 when i t e s t a b l i s h e d a Workshop Loan Fund to p r o v i d e l o a n c a p i t a l 
f o r the p r o v i s i o n o f f a c t o r i e s s u i t a b l e f o r modern p r o d u c t i o n processes. 
I n 1964, the Commission put forward the case t o the Government f o r 
a s u b s t a n t i a l increase i n resources t o address the t w i n problems o f 
r u r a l depopulation and the need f o r d i v e r s i f i c a t i o n o f employment. 
Subsequently, i n 1968, the Council f o r Small I n d u s t r i e s i n R u r a l Areas 
(CoSIRA) was formed to tsike over the a d m i n i s t r a t i o n o f t h e v a r i o u s 
small-business schemes then financed from the Development Fund. CoSIRA 
thus became the p r i n c i p a l f a c t o r y - p r o v i d i n g agency i n England's remoter 
r u r a l areas. (Between 1965-1976 the Highlands and I s l a n d s , the remainder 
o f Scotland and then Wales were a l l given separate development agencies.) 

The 1966 Local Employment Act i n t r o d u c e d more w i d e l y d e f i n e d 
A s s i s t e d Areas i n c l u d i n g l a r g e t r a c t s o f r u r a l l a n d , such as p a r t s 
o f Devon and Cornwall. These areas were, t h e r e f o r e , e l i g i b l e f o r 
f a c t o r i e s financed by the Commission and the Board o f Trade, whose 
b u i l d i n g agents were English Estates. To minimise d u p l i c a t i o n o f 
p r o v i s i o n , E n g l i s h Estates became the s o l e b u i l d i n g agency i n the r u r a l 
A s s i s t e d Areas c o n s t r u c t i n g f a c t o r i e s on b e h a l f o f the Commission and 
the Board o f Trade, and p r o v i d i n g a means o f c o - o r d i n a t i n g the two 
programmes. Once the Commission's u n i t s were completed, CoSIRA took 
r e s p o n s i b i l i t y f o r l e t t i n g and management. Premises i n r u r a l l o c a t i o n s 
o u t s i d e the Assisted Areas continued t o be b u i l t and managed by CoSIRA 
as b e f o r e . Both groups o f f a c t o r i e s have been a l l o c a t e d on a leasehold 
b a s i s , although i n recent years a few premises have been t r a n s f e r r e d 
t o the p r i v a t e s e c t o r . 

F o l l o w i n g a government r e p o r t on depopulation (Treasury 1976) 
which s t r e s s e d the c o s t - e f f e c t i v e n e s s o f f a c t o r y p r o v i s i o n as a r u r a l 
support measure, the Commission's b u i l d i n g programme was a c c e l e r a t e d . 
By 1980 the Development Commission's f a c t o r y p o r t f o l i o had grown t o 
almost 300 u n i t s , which were a l l administered by CoSIRA. This agency 
has a d d i t i o n a l r e s p o n s i b i l i t i e s f o r t r a i n i n g , business advice and the 
c o n t r o l o f a £20 m i l l i o n loan fund t o a s s i s t s m a l l f i r m s . A Government 
review (1980 unpublished) concluded t h a t CoSIRA had no s p e c i a l 
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e x p e r t i s e to take on a major e s t a t e management r o l e , which had developed 
r a p i d l y i n a s h o r t space o f time (Development Commission 1981). 
Consequently, the 1980 I n d u s t r y Act t r s i n s f e r r e d the m a r k e t i n g and 
management o f a l l the Commission's u n i t s to E n g l i s h E s t a t e s which i s 
s o l e l y a pr o p e r t y development and management agency. CoSIRA r e t a i n s , 
however, one important r e s p o n s i b i l i t y , t h a t o f s c r e e n i n g and s e l e c t i n g 
the t e n a n t s o f a l l the f a c t o r i e s f i n a n c e d by the Commission. T h i s 
change came i n t o e f f e c t i n November 1981. 

The a d m i n i s t r a t i v e s t r u c t u r e o f the Development Commission and 
i t s r e l a t i o n s h i p w i t h CoSIRA i s shown i n F i g u r e 6.1, The Commission 
p o s s e s s e s a formal board s t r u c t u r e , w i t h membership l y i n g a t the 
d i s c r e t i o n o f M i n i s t e r s , on the a d v i c e o f c e n t r a l government departments-
The Commission's e i g h t members work under a p a r t - t i m e chairman. The 
Commission has no l o c a l presence, except f o r i t s c l o s e t i e s w i t h r u r a l 
community c o u n c i l s and i t s c l o s e working r e l a t i o n s h i p s w i t h l o c a l 
a u t h o r i t i e s . CoSIRA i s governed by a n a t i o n a l board, approved by the 
Commission, and wi t h each member r e s p o n s i b l e f o r a g e o g r a p h i c a l r e g i o n 
and/or a p a r t i c u l a r f i e l d o f a c t i v i t y ( f o r example, t r a i n i n g ) . 

F i g u r e 6.1 

O r g a n i s a t i o n o f the Development Commission and CoSIRA (1983) 
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The r e g i o n a l branches f a c i l i t a t e communication between t h e n a t i o n a l 
and l o c a l arms o f CoSIRA, a s w e l l a s a l l o w i n g s p e c i a l i s t s t a f f t o be 
a v a i l a b l e f o r a l l c o u n t i e s . S m a l l I n d u s t r i e s Committees a r e county-
based w i t h members appointed by CoSIRA because o f t h e i r l o c a l e x p e r t i s e . 
County o r g a n i s e r s and t h e i r f i e l d o f f i c e r s draw up the a n n u a l f a c t o r y 
programme, w i t h i n the c o n t e x t of the agreed s t r a t e g y , f i n d f a c t o r y 
t e n a n t s and channel other forms o f CoSIRA a s s i s t a n c e t o s m a l l f i r m s . 

S p a t i a l d i s t r i b u t i o n of investment 

The Commission's c u r r e n t f a c t o r y programme o r i g i n a t e d i n the l a t e 
1960s i n an experimental scheme i n v o l v i n g the c o n s t r u c t i o n o f a number 
of s m a l l u n i t s i n " T r i g g e r Areas". These were l o c a t i o n s suggested 
by l o c a l a u t h o r i t i e s and s e l e c t e d by the Commission w i t h the o b j e c t i v e 
t h a t f a c t o r y c o n s t r u c t i o n would have p o s i t i v e m u l t i p l i e r e f f e c t s i n 
the l o c a l economy. The i n f l u e n c e of growth p o i n t and key s e t t l e m e n t 
theory on t h i s p i l o t programme, which u s u a l l y i n v o l v e d developments 
w i t h i n s e l e c t e d market towns, was acknowledged by the Commission a t 
the time ( T r i c k e r and Martin 1984). 

I n order to implement the expanding r o l e o f the Commission, l o c a l 
a u t h o r i t i e s were i n v i t e d to submit A c t i o n P l a n s f o r a f i v e - y e a r p e r i o d . 
These p l a n s , which were drawn up by a county's J o i n t Development 
Committee (comprised of county, d i s t r i c t , Commission smd CoSIRA 
r e p r e s e n t a t i v e s ) were o r i g i n a l l y i n tended to i n c l u d e a comprehensive 
r u r a l development s t r a t e g y . I n p r a c t i c e , however, most c o n c e n t r a t e d 
s o l e l y on making b i d s f o r advance f a c t o r y b u i l d i n g . The a r e a s where 
t h e Commission accepted accommodation s h o u l d be b u i l t were d e s i g n a t e d 
S p e c i a l Investment Areas ( S I A s ) and t h e s e became p r i o r i t y a r e a s f o r 
CoSIRA's wider r u r a l p o l i c i e s . To j u s t i f y SIA s t a t u s , a r e a s were 
r e q u i r e d to experience v a r i o u s k i n d s o f r u r a l d e p r i v a t i o n , i n c l u d i n g 
d epopulation, high unemployment and an ageing p o p u l a t i o n . The a r e a s 
so judged by the Commission comprised the upland a r e a s o f n o r t h e r n 
England, E a s t Y o r k s h i r e , L i n c o l n s h i r e , Norfolk and the F e n s , the Welsh 
border country and l a r g e p a r t s o f the South West p e n i n s u l a ( F i g u r e 
6.2); t h e s e boundaries have remained unchanged u n t i l the mid-1980s. 
The d e s i g n a t i o n of SIAs was s u b j e c t t o the approval o f the Department 
o f the Environment, T h i s power to modify proposed a r e a s has been 
e x e r c i s e d by the Department: i n 1979, f o r example, i t d e c l i n e d to 
a c c e p t a widening o f the SIA boundary i n L a n c a s h i r e (Development 
Commission 1980). 
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I n more prosperous c o u n t i e s the Commission d e s i g n a t e d "Pockets 
o f Need" - u s u a l l y c o m p r i s i n g a s i n g l e v i l l a g e and a d j a c e n t p a r i s h e s 
- which s u f f e r e d s i m i l a r problems, but on a s m a l l e r s c a l e than the 
S I A s . The Pockets o f Need g e n e r a l l y e x p e r i e n c e d only a two-year b u i l d i n g 
programme c o m p r i s i n g workshops o f up t o 2,000 s q . f t . By comparison, 
i n SIAs l a r g e r u n i t s up to 5,000 s q . f t . have a l s o been w i d e l y b u i l t , 
(The Pockets of Need can be i d e n t i f i e d on F i g u r e 6.2 as t h e l o c a t i o n s 
w i t h f a c t o r y schemes o u t s i d e the S I A s ) . 

The l a s t decade has seen dramatic changes i n many r u r a l a r e a s . 
The 1981 Census r e v e a l e d t h a t most r e c e n t l y some o f the f a s t e s t growing 
c o u n t i e s have been l o c a t e d i n the r u r a l and remoter r e g i o n s w i t h the 
l o w e s t d e n s i t y a r e a s growing f a s t e r than the n a t i o n a l a v e r a g e (Champion 
1981). Such c o u n t e r - u r b a n i s a t i o n t r e n d s have a l s o been t a k i n g p l a c e 
i n terms of manufacturing employment, w i t h no o t h e r t r e n d i n i n d u s t r i a l 
l o c a t i o n b e i n g so p e r v a s i v e as the s h i f t from c i t i e s to s m a l l towns 
( F o t h e r g i l l and Gudgin 1982). P a r t l y r e f l e c t i n g t h e s e changes, the 
Commission was s u b j e c t to a government re v i e w between 1980 and 1982 
which l e d to the Commission r e v i s i n g i t s p r i o r i t y areas. The new R u r a l 
Development Areas were announced i n June 1984 and a r e e x p e c t e d to 
continue f o r up to ten y e a r s (Milne 1984). They have been d e s i g n a t e d 
by the Commission f o l l o w i n g s u b m i s s i o n s by county c o u n c i l s which 
i d e n t i f i e d a r e a s e x p e r i e n c i n g one or more o f the f o l l o w i n g problems: 
h i g h unemployment, unfavourable p o p u l a t i o n and employment s t r u c t u r e s 
and a r e a s of poor a c c e s s i b i l i t y (Development Commission 19 8 3 ) . O v e r a l l 
the new R u r a l Development Areas a r e b r o a d l y s i m i l a r t o the S I A s , 
although the t o t a l a r e a has been reduced by 5% and the t o t a l p o p u l a t i o n 
i n d e s i g n a t e d a r e a s i s 10% fewer, r e f l e c t i n g the widening o f boundaries 
around l a r g e r s e t t l e m e n t s . The p r i n c i p a l a d d i t i o n s a r e the d e s i g n a t i o n 
o f a r e a s w i t h i n two m e t r o p o l i t a n c o u n t i e s (West and South Y o r k s h i r e ) 
and the Home Counties ( K e n t ) , The new a r e a s were e f f e c t i v e from June 
1984 but the SIAs remained o p e r a t i v e f o r 1984-85 to a l l o w f a c t o r y 
programmes to be completed i n l o c a t i o n s l o o s i n g t h e i r s t a t u s . O u tside 
the R u r a l Development Areas the g e n e r a l approach o f the Commission 
i s to s e t a s i d e r e s o u r c e s t o a s s i s t o t h e r a g e n c i e s a c t i v e i n t h e s e 
a r e a s . 
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FIGURE 6.2 
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A c t i o n P l a n s 
The Commission's p o l i c y has been to c o n c e n t r a t e development on 

s e l e c t e d s m a l l towns where growth i s p o s s i b l e , so t h a t t h e s e can s e r v e 
a s f o c a l p o i n t s f o r the surrounding r u r a l a r e a . Where the r u r a l h i n t e r 
l a n d o f a growth town i s p a r t i c u l a r l y l a r g e , s m a l l developments 
c o n c e n t r a t e d i n key v i l l a g e s have a l s o been encouraged (Development 
Commission 1976). The s e l e c t i o n o f s i t e s f o r pr e m i s e s has been d e t e r 
mined i n l o c a l l y produced A c t i o n P l a n s o f which the- f i r s t were approved 
i n 1977. The production of these formal documents i s a d i s t i n c t i v e 
f e a t u r e of the Commission's f a c t o r y work, which has l i t t l e c o u n t e r p a r t 
amongst o t h e r a g e n c i e s . I n r e s p e c t o f the R u r a l Development Areas, 
R u r a l Development Programmes a r e to be drawn up and t h e s e w i l l g r a d u a l l y 
r e p l a c e the A c t i o n P l a n s . The new p l a n s w i l l be produced by a s i m i l a r 
procedure, but they are to cover a l l a s p e c t s o f the Commission's work 
i n c l u d i n g both economic and s o c i a l programmes. 

The r o l e of Action P l a n s was to make the g e n e r a l c a s e f o r economic 
a s s i s t a n c e on grounds of depopulation, unemployment o r o t h e r forms 
o f d e p r i v a t i o n . They a l s o suggested p a r t i c u l a r s i t e s i n towns or 
v i l l a g e s f o r the Commission's s m a l l f a c t o r i e s . The s i t e s i d e n t i f i e d 
p rovided f o r a phased b u i l d i n g programme over a f i v e - y e a r p e r i o d , or 
two y e a r s i n a Pocket of Need, w i t h p r o v i s i o n f o r a r e v i e w a f t e r two 
or t h r e e y e a r s . U s u a l l y towns above 10,000 p o p u l a t i o n have not been 
c o n s i d e r e d as l o c a t i o n s f o r new f a c t o r i e s , e x c e p t where t h i s was 
n e c e s s a r y to hold the po p u l a t i o n o f a c o n s i d e r a b l e r u r a l a r e a (Tooley 
1977). The very d e t a i l e d i n f o r m a t i o n r e q u i r e d t o j u s t i f y investment 
by the Commission covered a s p e c t s o f the l o c a l economy and t h e adequacy 
o f l o c a l i n f r a s t r u c t u r e and a m e n i t i e s ( T a b l e 6 , 1 ) . 

The a d m i n i s t r a t i v e procedures i n v o l v e d i n the p r o d u c t i o n o f A c t i o n 
P l a n s were complex, but the main s t e p s a r e i d e n t i f i e d i n F i g u r e 6.3. 
A c t i o n P l a n s were formulated by the county c o u n c i l w i t h i n t h e framework 
o f county s t r u c t u r e p l a n s and i n c o n s u l t a t i o n w i t h l o c a l people and 
o r g a n i s a t i o n s i n c l u d i n g CoSIRA, The procedure was i n i t i a t e d a t the 
r e q u e s t of the Development Commission, and t y p i c a l l y t h i s h a s f o l l o w e d 
a Commission v i s i t to the a r e a concerned. The A c t i o n P l a n was s u b j e c t 
t o the approval of the Development Commission: t h i s has not always 
been forthcoming. I n S u f f o l k , f o r example, an a p p l i c a t i o n f o r SIA 
s t a t u s and a f i v e - y e a r b u i l d i n g programme was downgraded t o a Pocket 
o f Need w i t h more l i m i t e d p r o v i s i o n ( H i l l i e r 1 982). To implement the 
p r o p o s a l s , CoSIRA was f o r m a l l y r e q u e s t e d to be i n v o l v e d : i n t h e A s s i s t e d 
Areas, CoSIRA engaged E n g l i s h E s t a t e s t o b u i l d the f a c t o r i e s , i n o t h e r 
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TABLE 6.1 

C h e c k l i s t of i n f o r m a t i o n r e q u i r e d by the Development Commission i n 
A c t i o n P l a n s 

P o p u l a t i o n 

- p o p u l a t i o n changes i n the a r e a and i n the s p e c i f i c towns to be 
a s s i s t e d , w i t h comparisons r e g i o n a l l y and n a t i o n a l l y 

- m i g r a t i o n p a t t e r n s , e s p e c i a l l y those o f young people 
- age s t r u c t u r e of p o p u l a t i o n w i t h r e f e r e n c e to t r e n d s over the 

l a s t 10-20 y e a r s . 
Economic A c t i v i t y 

- unemployment i n the a r e a proposed f o r investment, w i t h comparison 
w i t h r e g i o n a l t r e n d s 

- male and female a c t i v i t y r a t e s 

- the c u r r e n t o c c u p a t i o n a l d i s t r i b u t i o n o f the p o p u l a t i o n , h i g h 
l i g h t i n g any need to d i v e r s i f y l o c a l employment o p p o r t u n i t i e s 

- developments a l r e a d y i n p r o g r e s s and i n p r o s p e c t w i t h , where 
p o s s i b l e , some e s t i m a t e o f t h e i r e f f e c t on unemployment, m i g r a t i o n 
and the range o f job o p p o r t u n i t i e s 

- the r o l e of s m a l l indigenous i n d u s t r y and o f t o u r i s m 

- the a v a i l a b i l i t y of s i t e s f o r l i g h t i n d u s t r i a l development a t 
the l o c a t i o n s proposed, i n p a r t i c u l a r f u l l y s e r v i c e d s i t e s i n 
l o c a l a u t h o r i t y ownership which c o u l d be made r e a d i l y a v a i l a b l e . 
Community F a c i l i t i e s 

- l o c a l e d u c a t i o n a l f a c i l i t i e s and a m e n i t i e s 
- the housing programme o f the l o c a l a u t h o r i t y 

the adequacy of the communications network, p a r t i c u l a r l y as 
a f f e c t i n g the a r e a ' s labour supply and a c c e s s i b i l i t y t o m a t e r i a l s 
and markets. 
S p e c i a l F a c t o r s 

- any s p e c i a l s t u d i e s or s u r v e y s undertaken i n the a r e a 

- any s p e c i a l i n f l u e n c e s w i t h a b e a r i n g on f a c t o r y i n v e s t m e n t ( f o r 
example, l a c k of i n d u s t r i a l e x p e r i e n c e and the need f o r t r a i n i n g 
or i n f r a s t r u c t u r e problems, such as sewerage or d r a i n a g e ) . 

(Source: Development Commission 1976) 
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FIGURE 6.3 
Development ConanlBslon procedure f o r p r o v i d i n g BmoU f o c t o r i e s 1976-1981 
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a r e a s a l o c a l b u i l d i n g company was c o n t r a c t e d to b u i l d t h e u n i t s . 
Now, of c o u r s e , E n g l i s h E s t a t e s a r e r e s p o n s i b l e f o r a l l the f a c t o r y 
b u i l d i n g and marketing, with CoSIRA's r o l e b e i n g t o i n v e s t i g a t e and 
recommend f i r m s f o r tenancy. 

Although s i t e s a r e s p e c i f i e d i n the A c t i o n P l a n , a d e t a i l e d 
f e a s i b i l i t y study i s not undertaken u n t i l the implementation s t a g e . 
This study i s undertaken by E n g l i s h E s t a t e s (CoSIRA were form e r l y 
r e s p o n s i b l e f o r s t u d i e s o u t s i d e the A s s i s t e d A r e a s ) and i t c o v e r s 
t e c h n i c a l and environmental c o n s i d e r a t i o n s . F e a s i b l e s i t e s a r e va l u e d 
by the D i s t r i c t V a l u e r , a r e u s u a l l y purchased d i r e c t l y by the l o c a l 
a u t h o r i t y , a r e s e r v i c e d by them, and a r e then r e s o l d t o E n g l i s h E s t a t e s 
a c t i n g on b e h a l f o f the Commission. There i s o f t e n c o n s i d e r a b l e 
d i f f i c u l t y i n i d e n t i f y i n g s u i t a b l e s i t e s i n s m a l l towns and v i l l a g e s , 
and because o f t h i s the A c t i o n P l a n s encouraged a f i v e - y e a r forward 
p l a n n i n g e x e r c i s e to f a c i l i t a t e the accumulation o f l a n d f o r development 
i n each y e a r . 

The v e t t i n g o f t e n a n t s 

A d i s t i n c t i v e f e a t u r e of the Development Commission's s m a l l - f a c t o r y 
programme i s the v e r y r i g o r o u s s c r e e n i n g o f p o t e n t i a l t e n a n t s which 
i s g e n e r a l l y much more e x h a u s t i v e than t h a t found amongst l o c a l 
a u t h o r i t i e s or E n g l i s h E s t a t e s . The s c r e e n i n g procedure t a k e s p l a c e 
i n two s t a g e s . F i r s t l y , t h e r e a r e a number o f c o n s i d e r a t i o n s which 
guide the s e l e c t i o n o f c e r t a i n p r e f e r r e d t y p e s o f t e n a n t and, s e c o n d l y , 
t h e r e i s more d e t a i l e d f i n a n c i a l v e t t i n g o f a p p l i c a n t s . One g e n e r a l 
c o n s i d e r a t i o n o f importance i s t h a t the Commission's s e r v i c e s a r e a v a i l 
a b l e only to s m a l l b u s i n e s s e s employing fewer than 100 persons and 
l e s s than 20 s k i l l e d workers. 

An i n s i g h t i n t o the tenant p r e f e r e n c e s o f the Commission i s o b t a i n 
a b l e from a s e t o f o p e r a t i o n a l g u i d e l i n e s produced when E n g l i s h E s t a t e s 
took over f u l l r e s p o n s i b i l i t y f o r implementing the b u i l d i n g programme 
(Development Commission 1981a). These g u i d e l i n e s a r e n o t p u b l i s h e d 
and a p p l i c a n t s a r e t y p i c a l l y not aware of the c r i t e r i a by which they 
w i l l be judged. When c o n s i d e r i n g a p p l i c a t i o n s CoSIRA pays p a r t i c u l a r 
a t t e n t i o n t o : 

( i ) the c a p a c i t y o f the p r o s p e c t i v e o c c u p i e r s to p r o v i d e an adequate 
l e v e l o f employment o f the type needed i n the a r e a . CoSIRA 
attempts to a c h i e v e four new j o b s f o r each 1,000 s q . f t , o f f a c t o r y 
space w i t h i n t h r e e y e a r s of o c c u p a t i o n . 
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( i i ) The n a t u r e o f the e n t e r p r i s e ; p r e f e r e n c e i s g i v e n to m a n u f a c t u r i n g 
f i r m s , w h i l s t c o n s i d e r a t i o n i s g i v e n to a p p l i c a t i o n s from s e r v i c e 
and d i s t r i b u t i o n i n d u s t r i e s where t h e s e a r e o f importance to 
the l o c a l economy. 

( i i i ) A p p l i c a t i o n s from f i r m s s e e k i n g t o re-house t h e i r e x i s t i n g 
a c t i v i t i e s a r e c o n s i d e r e d i f i t can be demonstrated t h a t t h e i r 
c o n t i n u i n g s u r v i v a l or p o t e n t i a l f o r growth i s dependant on a 
t r a n s f e r to o t h er or l a r g e r p r e m i s e s . 

The s t r o n g p r e f e r e n c e f o r f i r m s t o have good employment p r o s p e c t s 
i s r e f l e c t e d i n the thoroughness of the f i n a n c i a l s c r e e n i n g o perated 
by CoSIElA. A f u l l h i s t o r y of the b u s i n e s s i s sought, i n c l u d i n g d e t a i l s 
o f the background and experience o f the b u s i n e s s owners. The a p p l i c a n t 
i s r e q u i r e d t o show how the tenamcy w i l l c o n t r i b u t e to the development 
o f the e n t e r p r i s e i n terms o f s a l e s , employment and p r o d u c t i v i t y . 
I n a d d i t i o n , p a s t a u d i t e d accounts (where a p p l i c a b l e ) , an up-to-date 
balan c e s h e e t and cash-flow p r o j e c t i o n s f o r the coming y e a r a r e n e a r l y 
always r e q u e s t e d . I n a d d i t i o n , CoSIRA a l s o o p e r a t e s a t e c h n i c a l 
f e a s i b i l i t y study to ensure t h a t the proposed p r o d u c t i o n p r o c e s s e s 
a r e a p p r o p r i a t e to the p a r t i c u l a r b u i l d i n g . 

The f i n a n c i a l s c r e e n i n g o f a p p l i c a n t s i s undertaken by a manage
ment acc o u n t a n t connected ( e i t h e r f u l l or p a r t - t i m e ) w i t h t h e r e l e v a n t 
r e g i o n a l o f f i c e of CoSIRA. D e c i s i o n s t o a c c e p t an a p p l i c a n t a r e based 
on the recommendations of the meinagement ac c o u n t a n t which a r e then 
c o n s i d e r e d by the county o f f i c e r s o f CoSIRA. Up to a q u a r t e r o f the 
f i r m s i n v e s t i g a t e d have been regarded as f i n a n c i a l l y unsound ( 1 ) . 
U n t i l 1982, the county's recommendation was then reviewed by CoSIRA's 
n a t i o n a l o f f i c e (although t h i s r a r e l y l e d to the r e j e c t i o n o f 
recommended t e n a n t s ) before r e c e i v i n g the formal r a t i f i c a t i o n of the 
Development Commission. S i n c e 1982, E n g l i s h E s t a t e s has g i v e n formal 
a p p r o v a l to t e n a n c i e s on the guidance o f CoSIRA's county o r g a n i s e r s . 
I n any c a s e o f d i s p u t e between CoSIRA and E n g l i s h E s t a t e s , t h e Develop
ment Commission a c t s as f i n a l a r b i t e r ( 2 ) . 

Compared wi t h l o c a l a u t h o r i t i e s , the l e a s e and r e n t a l terms s e t 
by CoSIRA have tended to be towards the commercial end of the market. 
The r e n t s f o r CoSIRA u n i t s a r e f i x e d by the D i s t r i c t V a l u e r to c o v e r 
development c o s t s , which can be r e l a t i v e l y high because o f t h e p r a c t i c e 
o f b u i l d i n g s m a l l c l u s t e r s o f u n i t s r a t h e r than t e r r a c e s c o n t a i n i n g 
a l a r g e r number of premises. During the e a r l y 1980s r e n t s v a r i e d 
t y p i c a l l y between £2.00 to £2.50 per s q . f t . depending on the p r e c i s e 
l o c a t i o n and the s i z e of schemes. Design c o n s i d e r a t i o n s have been 
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g i v e n p a r t i c u l a r a t t e n t i o n to ensure t h a t b u i l d i n g s b l e n d i n t o t h e i r 
r u r a l s e t t i n g and t h i s i s a f u r t h e r i n f l u e n c e c a u s i n g r e n t a l s to be 
r e l a t i v e l y h i g h . The design p o l i c y f o r Commission f a c t o r i e s i s to 
provide g o o d - q u a l i t y b u i l d i n g s , a t high i n i t i a l c a p i t a l c o s t but aiming 
f o r lower maintenance c o s t s ( B u i l d i n g s R e s e a r c h Team 1980). F o r example, 
f a c t o r i e s i n c l u d e as l i t t l e paintwork as p o s s i b l e by u s i n g aluminium, 
coated p l a s t i c and t r e a t e d windows. A l a r g e e n t r a n c e f o r a t r u c k to 
r e v e r s e i n t o has always been provided to accommodate a wide range o f 
t e n a n t s , although some t e n a n t s do n o t use i t and have complained o f 
heat l o s s ( B u i l d i n g s Research Team 1980 p . 3 0 ) . I n k e e p i n g w i t h the 
h i g h standeu^ds demanded by the Commission, l e a s e s f o r as s h o r t as t h r e e 
y e a r s have been p o s s i b l e , but t h i s l e n g t h o f l e a s e i s n o t favoured 
(Development Commission 1982). The s u r r e n d e r i n g o f l e a s e s i s n o r m a l l y 
a c c e p t e d where the tenant i s expanding i n t o l a r g e r p r e m i s e s ( p u b l i c 
o r p r i v a t e ) i n the l o c a l i t y , but i n o t h e r c i r c u m s t a n c e s a f i n a n c i a l 
p e n a l t y may be l e v i e d . L e a s e s may be r e a s s i g n e d , but CoSIRA may i n s i s t 
t h a t the new ten a n t meets t h e i r c r i t e r i a . W hile a l l the Commission's 
f a c t o r i e s a r e a v a i l a b l e f o r l e a s e , i n 1980 the Commission was g i v e n 
a u t h o r i t y to d i s p o s e of the f r e e h o l d s o f f a c t o r i e s : by 1983 28 f a c t o r i e s 
had been s o l d (Development Commission 1 9 8 5 ) . 

The b u i l d i n g programme 

Subsequent to the withdrawal o f the Development Commission's 
r e s p o n s i b i l i t i e s from S c o t l a n d (1969) and Wales ( 1 9 7 6 ) , cind the new 
r e m i t g i v e n t o the agency i n 1975, the f a c t o r y development r o l e o f 
the Commission expanded d r a m a t i c a l l y ( T a b l e 6 . 2 ) . By 1982, t h r e e m i l l i o n 
square f e e t o f f a c t o r y space had been approved i n the 30 S I A s although, 
because o f s i t e a c q u i s i t i o n problems, by 1984 one t h i r d o f t h i s 
a l l o c a t i o n had s t i l l t o be c o n s t r u c t e d ( M.me. 1984). The Commission's 
u n i t s range from 1,000 s q . f t . to 15,000 s q . f t . , but r e l a t i v e l y few 
a r e above 5,000 s q . f t . and the average s i z e i s 2,600 s q . f t . ( T a b l e 
6 . 3 ) . R e c e n t l y , the sharp d e c l i n e i n e s t a b l i s h e d f i r m s t r a n s f e r r i n g 
p r e m i s e s , and the i n c r e a s i n g demand f o r v e r y s m a l l r u r a l workshops 
has l e d the Commission to c o n c e n t r a t e i t s r e c e n t e f f o r t s on p r o v i d i n g 
u n i t s o f l e s s than 2,500 s q . f t . 
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TABLE 6,2 

The Development Commission's f a c t o r y programme 1975-1982 

Factcry approvals 1974/75 1975/76 1976/77 1977/78 1978/79 1979/80 1980/81 1981/82 

rUiber 7 44 112 293 279 148 188 156 
Average Size 
{'000 sq.ft,) 4.0 3.2 3.4 2.4 2.1 2.5 2.0 1.4 

(Source: Development Commission Annual Reports 1975-1982) 

TABLE 6.3 

The Development Commission's f a c t o r y p o r t f o l i o ( A p r i l 1982) ( 3 ) 

Nurber 

Flocr 
area 

(sq.ft.) 

Average 
size 

(sq.ft.) 

I h i t s ccnpleted 555 1,463,251 2,600 

Lhder constructian 111 147,320 1,300 

Plamed for 1982/84 574 1,278.330 2,100 

Transferred to private sector 28 69,000 2,500 

Total approved programre 1,268 2,937,891 2.300 

(Source: Development Commission Annual Report 1982) 

The survey of l o c a l a u t h o r i t i e s and New Towns d i s c u s s e d e a r l i e r 
d i s c o v e r e d a t o t a l p r o v i s i o n of over 6,300 u n i t s amongst the t h r e e -
q u a r t e r s of l o c a l a u t h o r i t i e s who r e p l i e d . I n t h e s e terms, t h e r e f o r e , 
the Commission i s o f much l e s s s i g n i f i c a n c e . However, the Commission 
has a s p e c i a l r o l e as a b u i l d e r i n a r e a s not s t r o n g l y favoured by o t h e r 
p u b l i c and p r i v a t e d e v e l o p e r s . F i g u r e 6.2. shows t h a t the Commission's 
u n i t s a r e almost e n t i r e l y i n upland and/or p e r i p h e r a l a r e a s . Some 
o f these d i s t r i c t s have ex p e r i e n c e d no l o c a l - a u t h o r i t y p r o v i s i o n , as 
i n the c a s e o f S h r o p s h i r e , North Y o r k s h i r e and p a r t s o f Cumbria. I n 
th e s e t h r e e c o u n t i e s , the Commission had s u p p l i e d over 150 u n i t s by 
1982, By comparison, i n Northumberland, N o r f o l k , L i n c o l n s h i r e , H e r e f o r d 
and W o r c e s t e r s h i r e , Devon and C o r n w a l l the Commission's p r o v i s i o n 
numbered l e s s than h a l f of the t o t a l (580 u n i t s ) i d e n t i f i e d i n the 
l o c a l - a u t h o r i t y s u r v e y . But the c o u n t i e s b e n e f i t t i n g from both 
programmes c o n t a i n a number of major s e t t l e m e n t s which account f o r 
t w o - t h i r d s of l o c a l - a u t h o r i t y a c t i v i t y . Moreover, the Commission has 
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made a d i s t i n c t i v e c o n t r i b u t i o n by b u i l d i n g i n remoter a r e a s such as 
the L i z a r d p e n i n s u l a i n the f a r south west and the S c o t t i s h b o r d e r s . 

The Development Commission has sought to encourage p r i v a t e - s e c t o r 
involvement i n i t s f a c t o r y programme. I n 1980 they d e v i s e d a p a r t n e r 
s h i p scheme w i t h a head-lease arrangement. One p r i v a t e i n v e s t o r 
e x p r e s s e d i n t e r e s t i n the p r o j e c t , but o n l y on f i n a n c i a l terms t h a t 
were una c c e p t a b l e to the Government (Development Commission 1982). 
Two other ( a l b e i t r a t h e r d i f f e r e n t ) j o i n t schemes have, however, been 
launched. I n 1981 a 50/50 funding scheme was s e t up: t h i s i s aimed 
a t l o c a l a u t h o r i t i e s and under i t the Commission w i l l c o n t r i b u t e 50% 
o f the c o s t o f p r o v i d i n g workshops, e i t h e r new or c o n v e r t e d , which 
a r e b u i l t and managed by l o c a l a u t h o r i t i e s ( s e e Chapter T h r e e ) . Secondly, 
a redundant b u i l d i n g s greint, a v a i l a b l e to i n d i v i d u a l s and o r g a n i s a t i o n s , 
p r o v i d e s 35% of the c o n v e r s i o n c o s t s of o l d b u i l d i n g s to c r a f t workshops 
o r l i g h t i n d u s t r i a l use, s u b j e c t t o a maximum t o t a l p r o j e c t c o s t o f 
£50,000. Both these schemes operate throughout r u r a l England. 

Impact of the Development Commission's f a c t o r y programme 
A number o f s t u d i e s have a s s e s s e d the impact of the Development 

Commission's f a c t o r y programme on r u r a l economies. R e s e a r c h i n mid-
Wales (Development Commission 1972) e s t i m a t e d t h a t the average f a c t o r y 
c o n s t r u c t i o n c o s t per j o b c r e a t e d , i n c l u d i n g m u l t i p l i e r e f f e c t s , was 
between £650-£850 ( i n 1970 p r i c e s ) . Hodge and Whitby ( 1 9 7 9 ) , however, 
found c o s t s up to twice as h igh i n the E a s t e r n S c o t t i s h b o r ders ( a t 
1970 p r i c e s ) . Nonetheless, a f t e r d i s c o u n t i n g the c o s t s over time, 
and t a k i n g i n t o account s a v i n g s i n unemployment b e n e f i t and e x t r a tax 
revenue, Hodge and Whitby concluded t h a t the investment earned a f u l l 
r e t u r n on c o s t s a f t e r 25 y e a r s -

A survey o f a s m a l l sample o f Development Commission pr e m i s e s i n 
S h r o p s h i r e and i n West Hereford and W o r c e s t e r s h i r e found t h a t most 
te n a n t s shared t h r e e f e a t u r e s : namely a tendency to be engaged i n 
manufacturing, to have had one to two y e a r s * t r a d i n g e x p e r i e n c e p r i o r 
t o occupying the advance u n i t and to have been o p e r a t i n g p r e v i o u s l y 
w i t h i n ten m i l e s of t h e i r p r e s e n t s i t e ( B u i l d i n g s R e s e a r c h Team 1981), 
H i l l i e r ( 1 9 8 2 ) , from a survey o f Development Commission f a c t o r i e s i n 
e a s t e r n England, found a very s i m i l a r p a t t e r n . She concluded t h a t 
the Commission p l a y e d an important r o l e by accommodating e n t e r p r i s e s 
which have g e n e r a l l y been i n o p e r a t i o n f o r about two y e a r s and have 
outgrown t h e i r p r e v i o u s shed or garage f a c i l i t i e s . JURUE (1983b) noted, 
however, t h a t the Commission's job g a i n s were a c h i e v e d o n l y a t seme 
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c o s t to l o c a l a u t h o r i t i e s , s i n c e they e f f e c t i v e l y s u b s i d i s e the 
programme by s e l l i n g s i t e s to the Commission f o r l e s s than t h e i r c a p i t a l 
o u t l a y . 

Some f u r t h e r evidence on the employment consequences of the Develop
ment Commission's f a c t o r y programme i s d i s c u s s e d i n Chapter E i g h t , 
which p r o v i d e s a comparison of the Commission's t e n a n t s w i t h those 
i n o t h e r s m a l l advance f a c t o r i e s . 

6.3 ENGLISH ESTATES 
The f a c t o r y - b u i l d i n g a c t i v i t i e s o f E n g l i s h E s t a t e s go back to 

the 1930s when s e v e r e l o c a l unemployment i n C l y d e s i d e , the North E a s t , 
West Cumbria and South Wales l e d to the S p e c i a l Areas Act, 1934. T h i s 
l e g i s l a t i o n allowed n o n - p r o f i t making companies to be e s t a b l i s h e d t o 
encourage new i n d u s t r i a l a c t i v i t y . These e s t a t e s companies c o n c e n t r a t e d 
t h e i r investment on p r o v i d i n g s e r v i c e d i n d u s t r i a l l a n d , but the 
Commissioner f o r S p e c i a l Areas (England and Wales) noted the p o t e n t i a l 
importance of advance f a c t o r y p r o v i s i o n : 

"The s m a l l i n d u s t r i a l i s t s e e k i n g a s i t e f o r a new f a c t o r y i s 
a t t r a c t e d by the admirable f a c i l i t i e s p r o v i d e d so f r e e l y on e s t a t e s 
l i k e those a t T r a f f o r d Park and a t Slough, where among o t h e r 
advantages, he i s a b l e to o b t a i n s u i t a b l e f a c t o r y p r e m i s e s on 
l e a s e and he i s r e p e l l e d from the S p e c i a l Areas by the l a c k o f 
such f a c i l i t i e s and from the expense o f the p r e l i m i n a r y work which 
he r e a l i s e s i s n e c e s s a r y i n t h e i r a b s e n c e . " 

(quoted i n Slowe 1981 p.15) 

Under the D i s t r i b u t i o n o f I n d u s t r y Act, 1945 the Board of Trade 
f i n a n c e d the r e g i o n a l e s t a t e s companies to commence a more e x t e n s i v e 
f a c t o r y programme. T h i s p r o v i s i o n became a c e n t r a l p a r t o f government 
r e g i o n a l p o l i c y , a long w i t h the system o f r e g i o n a l development g r a n t s 
and b u i l d i n g c e r t i f i c a t e s to c o n t r o l the l o c a t i o n of new i n v estment. 
O r i g i n a l l y the e s t a t e s companies f o c u s s e d t h e i r a c t i v i t i e s on b u i l d i n g 
l a r g e f a c t o r i e s t o the s p e c i f i c a t i o n s o f p a r t i c u l a r occupants, who 
e i t h e r l e a s e d or purchased the completed u n i t . I n Merseyside, f o r 
example, of the 2,4 m i l l i o n s q . f t . of f l o o r s p a c e f i n a n c e d by the Board 
o f Trade between 1947 and 1966, 80.5% c o n s i s t e d o f new, bespoke premises 
and 13.5% o f e x t e n s i o n s to the e x i s t i n g s t o c k . Only 6% was i n the 
form o f s p e c u l a t i v e development ( L i s t e r 1982 p . 4 6 ) . But t h i s p a t t e r n 
has not been maintained: 75% o f the new f l o o r s p a c e f i n a n c e d by the 
Department of I n d u s t r y on Merseyside between 1967 and 1981 was i n 
advance f a c t o r i e s ( L i s t e r 1982). 
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Under the L o c a l Employment Act, 1960 the North E a s t e r n T r a d i n g 
E s t a t e s L t d . had been amalgamated wi t h the two o t h e r e s t a t e s companies 
o p e r a t i n g i n West Cumberland and Merseyside to c r e a t e the E n g l i s h 
I n d u s t r i a l E s t a t e s C o r p o r a t i o n , T h i s u n i f i e d agency, working under 
the Board (and l a t e r Department) o f Trade was g r e a t l y expanded by the 
Labour government o f 1964 to 1970, At t h i s time, and up t o the mid-
1970s, the tendency was to b u i l d on p e r i p h e r a l g r e e n f i e l d s i t e s on 
the edge of c i t i e s a s t y p i f i e d by t h e i r e x t e n s i v e p r o v i s i o n on 
i n d u s t r i a l e s t a t e s a t Team V a l l e y i n the North E a s t and a t K i r b y i n 
the North West. The emergence o f the i n n e r - c i t y problem, and the 
i n t e r e s t i n the s m a l l - s c a l e manufacturing s e c t o r , i n f l u e n c e d the 
Department of I n d u s t r y to d i v e r t f a c t o r y i n v e s t m e n t to the i n n e r a r e a s 
and to b u i l d u n i t s below 5,000 s q . f t . To p r o v i d e f o r the needs of 
v e r y s m a l l e n t e r p r i s e s , a s u b s i d i a r y company o f E n g l i s h E s t a t e s was 
e s t a b l i s h e d i n 1980 to supply "Beehive" workshops which ramge i n s i z e 
from only 500 s q . f t . to 2,000 s q . f t . 

I n 1983 a major change was announced to enable E n g l i s h E s t a t e s 
to develop o f f i c e and commercial p r o p e r t i e s i n a d d i t i o n t o f a c t o r y 
p remises. The e x t e n s i o n o f t h e i r r o l e i n t h i s way a r o s e p a r t l y out 
of a r e c o g n i t i o n of the p o t e n t i a l f o r economic and employment growth 
i n the o f f i c e and s e r v i c e s e c t o r s i n t h o s e a r e a s where p r i v a t e p r o p e r t y 
d e v e l o p e r s were l e a v i n g gaps i n the market. I t a l s o r e f l e c t e d some 
d i f f i c u l t y i n i d e n t i f y i n g worthwhile i n d u s t r i a l p r o j e c t s i n some o f 
the most depressed a r e a s , such as Merseyside, where the s u p p l y of new 
i n d u s t r i a l accommodation has been expanded s u f f i c i e n t t o meet two 
y e a r s demand. A number of commercial schemes were commenced i n 1984, 
o f which by f a r the l a r g e s t i s the redevelopment o f the former Exchange 
Railway S t a t i o n i n L i v e r p o o l to p rovide 200,000 s q . f t . o f o f f i c e space, 
a shopping ma l l and a p u b l i c park. 

A d m i n i s t r a t i v e s t r u c t u r e 

E n g l i s h E s t a t e s i s a s t a t u t o r y c o r p o r a t i o n which i s under the 
g e n e r a l c o n t r o l of the government a c t i n g through the Department o f 
Trade and I n d u s t r y . The S e c r e t a r y o f S t a t e a p p o i n t s the Chairman and 
f o u r members who a c t as a s u p e r v i s o r y board of d i r e c t o r s on a p a r t -
time b a s i s . I n a d d i t i o n , t h e r e i s a f u l l - t i m e c h i e f e x e c u t i v e and 
management board based a t Gateshead. Below t h i s t i e r of o r g a n i s a t i o n 
a r e s i x r e g i o n a l o f f i c e s ( F i g u r e 6.4), and s i n c e 1980 s m a l l e r l o c a l 
o f f i c e s have been opened i n response to t h e i r assuming r e s p o n s i b i l i t y 
f o r the Development Commission's e x i s t i n g p o r t f o l i o and f u t u r e p r o v i s i o n . 
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I n a d d i t i o n , an o f f i c e has been opened i n C o n s e t t to a d m i n i s t e r t h e i r 
s u b s t a n t i a l programme i n t h i s s t e e l - c l o s u r e a r e a . I n a n t i c i p a t i o n 
o f some p a r t o f the West Midlands becoming an A s s i s t e d Area, a f u r t h e r 
o f f i c e was e s t a b l i s h e d i n Birmingham i n 1983. The 1984 White Paper 
on r e g i o n a l i n d u s t r i a l p o l i c y confirmed t h i s a d d i t i o n to the A s s i s t e d 
Areas map, making t h i s p a r t of B r i t a i n e l i g i b l e f o r government advance 
f a c t o r i e s f o r the f i r s t time. 

FIGURE 6,4 

E n g l i s h E s t a t e s ' c o r p o r a t e s t r u c t u r e (1983) 
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I n 1980, 80% of E n g l i s h E s t a t e s ' c o n s t r u c t i o n programme was 
f i n a n c e d from the T r e a s u r y v i a the Department o f I n d u s t r y ( t h e b a l a n c e 
being o b t a i n e d from the Development Commission). The l e v e l o f funding 
was determined a n n u a l l y by the government and the Department o f 
I n d u s t r y which a l s o , on the recommendations o f i t s r e g i o n a l o f f i c e s , 
determined the b u i l d i n g programme. There was l i t t l e c o n s u l t a t i o n w i t h 
l o c a l a u t h o r i t i e s , E n g l i s h E s t a t e s managed the u n i t s , w h i l e the 
s e l e c t i o n o f t e n a n t s was the r e s p o n s i b i l i t y o f r e g i o n a l Department 
o f I n d u s t r y o f f i c e r s . 

The l o c a t i o n a l p r i o r i t i e s o f E n g l i s h E s t a t e s weiv based on a r e a s 
where- high unemployment caused problems which c o u l d be reduced by the 
i n t r o d u c t i o n o f l o c a l f a c t o r i e s . Slowe (1981) found, however, t h a t 
investment had been based on i n d i v i d u a l a s s e s s m e n t s o f p a r t i c u l a r 
s i t u a t i o n s w i t h o u t a c l e a r sense o f n a t i o n a l p r i o r i t i e s . Today, a 
more formal approach t o the p l a n n i n g o f the i n v e s t m e n t programme has 
been adopted, although t h i s s t i l l does not match the comprehensive 
i n v e s t i g a t i o n undertaken by the Development Commission. 
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I n 1979, E n g l i s h E s t a t e s ' a c t i v i t i e s were s u b j e c t to a major r e v i e w 
which l e d to changes i n the agency's a d m i n i s t r a t i o n b e i n g i n t r o d u c e d 
i n the 1980 I n d u s t r y Act ( l a t e r c o n s o l i d a t e d i n the E n g l i s h I n d u s t r i a l 
E s t a t e s C o r p o r a t i o n Act, 1981). As p a r t o f i t s wider encouragement 
f o r g r e a t e r p r i v a t e funding o f the p u b l i c s e c t o r the new C o n s e r v a t i v e 
government wished to weaken the a s s o c i a t i o n between E n g l i s h E s t a t e s 
and the Department o f I n d u s t r y , p a r t l y to enable p r i v a t e investment 
to be a t t r a c t e d . I n a d d i t i o n , a r e v i e w o f the management s t r u c t u r e 
o f E n g l i s h E s t a t e s by Coopers and Lybrand ( u n p u b l i s h e d document) con
cluded t h a t the r e g i o n a l o f f i c e r s o f the Department o f I n d u s t r y were 
i n a p p r o p r i a t e to a c t as e s t a t e s d e v e l o p e r s . T h i s was p a r t l y because 
o f t h e i r d i s t a n c e from the l o c a l p r o p e r t y market, and a l s o because 
o f t h e i r background a s c i v i l s e r v a n t s r a t h e r t han a s e s t a t e managers. 
The review gave the power to determine the l o c a t i o n and c h a r a c t e r o f 
new investment and to s e l e c t t e n a n t s to E n g l i s h E s t a t e s , w i t h the 
Department o f I n d u s t r y r e t a i n i n g only formal involvement to r a t i f y 
p r o p o s a l s . Within the agency th e r e has a l s o been g r e a t e r devolvement 
o f d e c i s i o n - m a k i n g r e s p o n s i b i l i t i e s to r e g i o n a l o f f i c e r s . 

I n 1980/81, the budget r e c e i v e d from the Department o f I n d u s t r y 
was £37 m i l l i o n and i n 1981/82 i t was £40 m i l l i o n ( t h e s e f i g u r e s compare 
w i t h Development Commission f a c t o r y e x p e n d i t u r e o f £9 m i l l i o n and £5.4 
m i l l i o n ) ( 4 ) . The o v e r a l l a l l o c a t i o n i s d i s t r i b u t e d t o t h e v a r i o u s 
r e g i o n a l a r e a s by E n g l i s h E s t a t e s a c c o r d i n g to a n a t i o n a l e s t i m a t e 
o f t h e i r needs. T h i s e s t i m a t e i s drawn up u s i n g a formal model which 
d i s t r i b u t e s income on the b a s i s of a b s o l u t e numbers unemployed i n each 
t r a v e l - t o - w o r k a r e a and the e x i s t i n g s t o c k o f E n g l i s h E s t a t e s ' premises 
v a c a n t i n those areas. T h i s procedure ( F i g u r e 6.5) l e a v e s r e g i o n s w i t h 
r e l a t i v e l y l i t t l e scope for e f f e c t i v e l o b b y i n g to i n c r e a s e t h e i r 
a l l o c a t i o n , but problem a r e a s such a s c o a l and s t e e l c l o s u r e towns 
a r e g i v e n high p r i o r i t y . 

Once the annual budget has been f i x e d , E n g l i s h E s t a t e s n o t i f i e s 
i t s r e g i o n a l branches of t h e i r a l l o c a t i o n . The r e g i o n s then put forward 
b u i l d i n g p r o p o s a l s (which may i n c l u d e r e f u r b i s h m e n t and/or d e m o l i t i o n ) 
f o r a pproval by E n g l i s h E s t a t e s and r a t i f i c a t i o n by t h e r e g i o n a l 
branches o f the Department o f Trade and I n d u s t r y . Under f i n a n c i a l 
g u i d e l i n e s i n t r o d u c e d by the Government i n 1980, e x p e n d i t u r e i s expected 
to a c h i e v e t a r g e t r a t e s of r e t u r n ( i . e . a g r o s s r e n t a l income as a 
percentage o f the c o s t s of development) o f 6% i n S p e c i a l Development 
Areas, 7% i n Development Areas and 8% i n I n t e r m e d i a t e Areas ( 5 ) . 
-Although the t a r g e t r a t e s of r e t u r n a r e roughly h a l f those - t h a t p r i v a t e 
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FIGURE 6.5 
EngllBh Eatotes procedure f o r p r o v i s i o n o f advance f o c t o r l e s (1980 onwords) 
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d e v e l o p e r s would expect to earn i n the A s s i s t e d Areas, they have been 
a f u r t h e r i n f l u e n c e encouraging more emphasis on s m a l l - u n i t schemes. 
T h i s i s because the g e n e r a l l y g r e a t e r demand f o r s m a l l f a c t o r i e s , 
compared w i t h l a r g e premises, makes the t a r g e t s e a s i e r t o meet-

I n a d d i t i o n , an assessment of l i k e l y demand and v o i d l e n g t h s must 
now accompany a l l development p r o p o s a l s . Under the two-year s t o c k 
r u l e i n t r o d u c e d with the new g u i d e l i n e s , no more than two y e a r s ' supply 
of u n i t s can be provided i n any one s i z e group i n each t r a v e l - t o - w o r k 
a r e a , based on the r a t e of take-up e x p e r i e n c e d i n the p r e v i o u s twelve 
months. The g e n e r a l l y buoyant demand f o r s m a l l u n i t s has, t h e r e f o r e , 
encouraged f u r t h e r p r o v i s i o n . But t h i s r u l e a l s o s e r v e s t o u n d e r l i n e 
the c o n t r a s t i n g development c r i t e r i a o f E n g l i s h E s t a t e s and t h e p r i v a t e 
s e c t o r which would t y p i c a l l y a v o i d investment w i t h an a n t i c i p a t e d v o i d 
p e r i o d of g r e a t e r than s i x months. 

The 1980 I n d u s t r y Act a l l o w s E n g l i s h E s t a t e s f o r the f i r s t time 
to b u i l d f a c t o r i e s o u t s i d e the d e s i g n a t e d A s s i s t e d Areas. T h i s i s 
l a r g e l y t o enable i t to b u i l d i n the a r e a s supported by the Development 
Commission. I n a d m i n i s t r a t i v e g u i d e l i n e s put b e f o r e P a r l i a m e n t i n 
1981, i t was i n d i c a t e d t h a t the Department of Trade and I n d u s t r y would 
f i n a n c e f a c t o r i e s o u t s i d e the A s s i s t e d Areas only i n e x c e p t i o n a l 
c i r c u m s t a n c e s . Thus E n g l i s h E s t a t e s has been g i v e n r e s p o n s i b i l i t y 
f o r r e d e v e l o p i n g a major p a r t of Chatham Docklands i n Kent, but most 
p r o j e c t s c o n t i n u e to be l o c a t e d i n the A s s i s t e d A r e a s . How E n g l i s h 
E s t a t e s w i l l respond to the major cutback i n the e x t e n t o f A s s i s t e d 
Areas f o l l o w i n g the 1984 White Paper i s not y e t c l e a r . However, a 
f u r t h e r weakening of the agency's l i n k w i t h r e g i o n a l p o l i c y i s p o s s i b l e 
i f the p r e s e n t Government's emphasis on s u p p o r t i n g s p e c i f i c l o c a l i t i e s 
( i n s i d e and o u t s i d e A s s i s t e d A r e a s ) absorbs the f a c t o r y investment 
f o r m a l l y d i r e c t e d a t Intermediate A r e a s . 

The v e t t i n g o f tenants 

As p a r t of i t s connection w i t h government r e g i o n a l p o l i c y , E n g l i s h 
E s t a t e s * f a c t o r i e s have been t r a d i t i o n a l l y r e s e r v e d f o r o c c u p a t i o n 
by manufacturing i n d u s t r i e s t r a n s f e r r i n g i n t o the A s s i s t e d Areas or 
opening new branch p l a n t s . F a c t o r i e s were p a r t o f a package o f 
i n c e n t i v e s designed to a t t r a c t inward investment and t h e r e was l i t t l e 
c oncern to g r a n t t e n a n c i e s to l o c a l b u s i n e s s . I t was f e l t t o be 
important to have some vacant space a t a l l times. Often no s p e c i f i c 
v e t t i n g o f t e n a n t s was conducted as the s u i t a b i l i t y o f the a p p l i c a n t 
would be determined i n g e n e r a l n e g o t i a t i o n s f o r r e g i o n a l i n c e n t i v e s 
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w i t h the r e g i o n a l o f f i c e of the Department o f I n d u s t r y . 
S i n c e 1980 the r e s p o n s i b i l i t y f o r s c r e e n i n g t e n a n t s has been 

handled mainly by E n g l i s h E s t a t e s a t the r e g i o n a l l e v e l , though w i t h 
the f i n a n c i a l i n v e s t i g a t i o n undertaken a t the agency's h e a d q u a r t e r s 
i n Gateshead. The a l l o c a t i o n o f r e g i o n a l development g r a n t s i s now 
a s e p a r a t e p r o c e s s from the l e t t i n g o f E n g l i s h E s t a t e s ' f a c t o r i e s , 
and t h i s i s r e f l e c t e d i n the r e l a x a t i o n o f some o f the r e s t r i c t i o n s 
on o c c u p a t i o n . E n g l i s h E s t a t e s a r e prepared to c o n s i d e r non-
mcuiufacturing t e n a n t s and l o c a l l y t r a n s f e r r i n g b u s i n e s s e s . One v i s i b l e 
s i g n o f the new, more f l e x i b l e and commercial approach i s the appearance 
o f a d v e r t i s e m e n t hoardings and newspaper p u b l i c i t y f o r p r e m i s e s , whereas 
p r e v i o u s l y no marketing of Department o f I n d u s t r y f a c t o r i e s was under
ta k e n . 

Only r e g i o n a l o f f i c e r s of E n g l i s h E s t a t e s make d i r e c t c o n t a c t 
w i t h a p p l i c a n t s , and a t t h i s s t a g e p o s s i b l y up t o a f i f t h o f i n t e r e s t e d 
f i r m s may not be accepted, e i t h e r because t h e i r a c t i v i t y i s c o n s i d e r e d 
i n a p p r o p r i a t e or because the b u s i n e s s i s c o n s i d e r e d unsound. Firms 
which a r e judged as p o t e n t i a l t e n a n t s have t h e i r p a s t a c c o u n t s and 
bank r e f e r e n c e s examined a t Gateshead by h e a d q u a r t e r s s t a f f but t h i s 
t e n d s to l e a d to few f u r t h e r r e j e c t i o n s ( 6 ) . 

U n t i l r e c e n t l y , l e a s e terms were always o f a t l e a s t 21 y e a r s . 
T h i s was p a r t l y because the f i r m s g r a n t e d t e n a n c i e s were mainly 
e s t a b l i s h e d b u s i n e s s e s which p r e f e r r e d the s e c u r i t y o f l o n g l e a s e s . 
Another m o t i v a t i o n was t h a t t e n a n t s were t y p i c a l l y i n r e c e i p t o f develop
ment g r a n t s and the aim of t h i s investment was to support s i g n i f i c a n t 
long-term employment. Leases of 5, 9 and 12 y e a r s a r e now a v a i l a b l e 
on u n i t s up to 3,500 s q . f t . i n s i z e , but f o r l a r g e r p r e m i s e s l e a s e s 
o f 24 y e a r s c o n t i n u e to be t y p i c a l . 

Rents on E n g l i s h E s t a t e s ' f a c t o r i e s used to be f i x e d by D i s t r i c t 
V a l u e r s who c a l c u l a t e d r e n t a l s a t a l e v e l t o c over development c o s t s . 
The commerical freedom now g i v e n to E n g l i s h E s t a t e s a l l o w s i t to d e t e r 
mine r e n t s , but they ar e expected to be the h i g h e s t t h a t the f a c t o r y 
can e a r n . T h i s may, n o n e t h e l e s s , mean very low r e n t s i f t h e s e a r e 
the o n l y terms on which premises can be l e t , but f o r t h i s to happen 
s a n c t i o n from the Department o f Trade and I n d u s t r y has to be o b t a i n e d . 

The b u i l d i n g programme 

The importance a t t a c h e d to b u i l d i n g u n i t s o f l e s s than 5,000 s q . f t . 
has i n c r e a s e d i n r e c e n t y e a r s . I n 1975 only 6% (20 u n i t s ) of E n g l i s h 
E s t a t e s ' t o t a l s t o c k o f occupied premises were i n u n i t s o f t h i s s i z e 
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(Slowe 1981), I n 1979, the Department of I n d u s t r y asked E n g l i s h E s t a t e s 
t o b u i l d 500 s q . f t . and 1,000 s q . f t . workshop u n i t s i n t h r e e e x p e r i 
mental schemes i n Jarrow, Sunderland and W a l l a s e y . I n 1980, o f the 
539 premises under c o n s t r u c t i o n or s c h e d u l e d f o r p r o v i s i o n i n 1981, 
no l e s s than 455 u n i t s ( w i t h an average s i z e o f 2,500 s q . f t . ) were 
i n s m a l l premises ( E n g l i s h I n d u s t r i a l E s t a t e s 1981). By March 1982 
i t had b u i l t on b e h a l f of the Department o f I n d u s t r y 819 s m a l l premises 
out of a t o t a l property p o r t f o l i o o f 1,519 f a c t o r i e s i n England ( E n g l i s h 
I n d u s t r i a l E s t a t e s 1982). The s m a l l u n i t s a r e d i s t r i b u t e d throughout 
the main c e n t r e s of p opulation i n the A s s i s t e d Areas, w i t h t h e e x c e p t i o n 
o f the south west where p r o v i s i o n had been l i m i t e d to 38 u n i t s i n 1982 
( F i g u r e 6 . 6 ) , T h i s r e f l e c t s the predominantly r u r a l c h a r a c t e r o f the 
south west, which has l e d to the Development Commission b e i n g the more 
s i g n i f i c a n t p r o v i d e r . E n g l i s h E s t a t e s ' s m a l l f a c t o r i e s a r e most 
numerous I n the major urban a r e a s and p a r t i c u l a r l y i n the main unemploy
ment t r o u b l e s p o t s o f Merseyside and the North E a s t . S i n c e 1982 E n g l i s h 
E s t a t e s has completed a f u r t h e r 730 s m a l l f a c t o r i e s . There has been 
an i n c r e a s i n g s p a t i a l d i s t r i b u t i o n t o the i n v e s t m e n t programme 
r e f l e c t i n g the s e a r c h f o r r a t e s o f r e t u r n t h a t meet the f i n a n c i a l g u i d e 
l i n e s . Thus l o c a t i o n s such as s outh west Devon, n o r t h L a n c a s h i r e 
and Humberside have f i g u r e d more h i g h l y i n the post-1982 programme. 

I n 1980 E n g l i s h E s t a t e s commenced a programme to p r o v i d e 1,000 
workshop u n i t s through a p a r t n e r s h i p w i t h v a r i o u s p r i v a t e - s e c t o r funding 
i n s t i t u t i o n s . T h i s i n i t i a t i v e was announced i n the S p r i n g 1980 Budget. 
To implement the p r o p o s a l s , E n g l i s h E s t a t e s formed a s u b s i d i a r y company 
"Beehive Workshops L t d . " . By 1983, p r i v a t e i n v e s t m e n t t o t a l l i n g 
£11 m i l l i o n had been se c u r e d to f i n a n c e the t o t a l programme, although 
not always i n the a r e a s p r e f e r r e d by E n g l i s h E s t a t e s ( 7 ) , 

The p a r t n e r s h i p schemes are o r g a n i s e d on a l e a s e b a c k arrangement 
( s e e d i s c u s s i o n i n Chapter Three) w i t h Beehive Workshops L t d . t a k i n g 
f u l l r e s p o n s i b i l i t y f o r the s e l e c t i o n of t e n a n t s . I n r e t u r n f o r 
r e l i n q u i s h i n g t h e i r i n f l u e n c e over the s e l e c t i o n o f t e n a n t s , and to 
encourage t h e i r investment i n a s e c t o r o f the market t r a d i t i o n a l l y 
c o n s i d e r e d too r i s k y , E n g l i s h E s t a t e s guarantee the p r i v a t e p a r t n e r 
r e n t a l income on any u n l e t u n i t s f o r f i v e y e a r s a f t e r the completion 
o f developments. Where l o c a l a u t h o r i t i e s have e n t e r e d p a r t n e r s h i p 
schemes wi t h the p r i v a t e s e c t o r they have g e n e r a l l y had to guaurantee 
r e n t a l income f o r the l i f e o f the development. The b e t t e r terms a c h i e v e d 
by E n g l i s h E s t a t e s l a r g e l y r e f l e c t p r i v a t e i n s t i t u t i o n s ' g r e a t e r 
c o n f i d e n c e i n t h i s agency as an i n d u s t r i a l p r o p e r t y d e v e l o p e r ( s e e 

- 151 -



FIGURE 6.6 

English Estates (Dept.of Industry) Small Factory Units 1982 
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c a s e s t u d y o f CIN P r o p e r t i e s L t d . i n Chapter S e v e n ) . N o n e t h e l e s s , 
the d e t a i l e d f i n a n c i a l terms i n v o l v e E n g l i s h E s t a t e s i n a major s u b s i d y 
o f the f a c t o r i e s , and the Department o f I n d u s t r y has i n d i c a t e d t h a t 
t h e programme w i l l not be extended w i t h o u t more commercial terms b e i n g 
o b t a i n e d ( 8 ) . 

Beehive Workshops* management approach i s r a d i c a l l y d i f f e r e n t 
t o t h a t adopted by E n g l i s h E s t a t e s . I n l i n e w i t h t h e i r o b j e c t i v e o f 
encour a g i n g new, l o c a l b u s i n e s s e s , the Beehive p r e m i s e s a r e l e t on 
s h o r t - t e r m l i c e n c e s , and a p p l i c a n t s a r e s u b j e c t t o a f i n a n c i a l i n v e s t 
i g a t i o n which may c o n s i s t only of the examination o f r e f e r e n c e s . R e n t a l s 
tend, however, t o be f i x e d a t the maximum commercial l e v e l i n order 
to s a t i s f y the requirements of t h e i r commercial p a r t n e r s . 

Under agreements reached i n 1980-81 w i t h the L e g a l and Ge n e r a l 
Assurance S o c i e t y , CIN P r o p e r t i e s , B a r c l a y s Bank and Midland Bank, 
151 u n i t s (average s i z e 2,000 s q . f t . ) were completed. I n 1981-82 a 
f u r t h e r 427 u n i t s (average s i z e 1,200 s q . f t . ) were b u i l t o r under 
c o n s t r u c t i o n . The l o c a t i o n s o f j o i n t schemes ( F i g u r e 6.6) a r e s e l e c t e d 
by E n g l i s h E s t a t e s , although the agreement o f i n v e s t o r s i s , o f c o u r s e , 
r e q u i r e d to confirm the p r e f e r r e d s i t e s , and t h i s has not always been 
forthcoming. 

Impact o f E n g l i s h E s t a t e s ' f a c t o r y programme 

Slowe (1981) e v a l u a t e d the impact of E n g l i s h E s t a t e s ' advance-
f a c t o r y programme, and although the i n v e s t i g a t i o n was l i m i t e d to u n i t s 
b u i l t s i n c e 1959 and occupied by 1975, t h i s work remains t h e only major 
r e s e a r c h on t h i s agency (9)*Slowe r e a c h e d t h r e e main c o n c l u s i o n s . The 
f i r s t i s t h a t , although labour a v a i l a b i l i t y has been the major i n f l u e n c e 
i n i n d u c i n g mobile f i r m s to A s s i s t e d Areas, advance f a c t o r i e s have 
been v e r y important i n determining t h e i r l o c a t i o n w i t h i n the r e g i o n . 
Secondly, i t was shown t h a t , w i t h the p o s s i b l e e x c e p t i o n o f remote 
r u r a l a r e a s where the labour pool i s h i g h l y r e s t r i c t e d , the performance 
o f f i r m s i s not a d v e r s e l y a f f e c t e d by a l o c a t i o n i n an advance f a c t o r y . 
T h i r d l y , t h e impact made by the f i r m s i n E n g l i s h E s t a t e s * premises 
i s d i r e c t and l o c a l ; the m u l t i p l i e r and spread e f f e c t s a r e t y p i c a l l y 
s m a l l . 

6.4 SUMMARY AND REVIEW 

O v e r a l l , E n g l i s h E s t a t e s and the Development Commission had 
s u p p l i e d 1.8 m i l l i o n square f e e t o f f a c t o r y f l o o r s p a c e i n u n i t s o f 
5,000 s q . f t . and below between 1976-1981. T h i s p r o v i s i o n i s c o n s i d e r a b l y 
below the c o n t r i b u t i o n o f l o c a l a u t h o r i t i e s and New Towns over the 
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same p e r i o d . But a t the l o c a l l e v e l , i n i s o l a t e d r u r a l l o c a t i o n s and 
a r e a s o f economic d i s t r e s s , p r o p e r t i e s s u p p l i e d by E n g l i s h E s t a t e s 
and the Development Commission a r e more important. Indeed, i n extreme 
s i t u a t i o n s they may be the only new s m a l l p r e m i s e s a v a i l a b l e f o r 
o c c u p a t i o n . 

A summary of the s a l i e n t f e a t u r e s of the management and l e t t i n g 
p r a c t i c e s t y p i c a l l y a s s o c i a t e d w i t h E n g l i s h E s t a t e s and the Development 
Commission i s given i n Table 6,4. Such a t a b l e cannot do f u l l j u s t i c e 
t o the complexity and v a r i a b i l i t y o f p r a c t i c e s , but i t does s e r v e a s 
a g e n e r a l guide. The Development Commission tends t o be the agency 
o p e r a t i n g the most r i g o r o u s s e l e c t i o n p r o c e d u r e s , w h i l s t t h e l e t t i n g 
p r ocedures a s s o c i a t e d w i t h the Beehive u n i t s i s l e s s comprehensive 
and designed to enable new, l o c a l b u s i n e s s e s to o b t a i n t e n a n c i e s . 
The Cornwall c a s e study undertaken i n Chapter E i g h t examines the e x t e n t 
t o which d i f f e r e n t management approaches have a c h i e v e d t h e i r o b j e c t i v e s 
and r e s u l t e d i n d i s t i n c t i v e tenant p r o f i l e s . 

Another i n t e r e s t i n g comparison between the a g e n c i e s i s t h e i r s t y l e 
o f o p e r a t i o n . The Development Commission has an a r e a - b a s e d p e r s p e c t i v e 
working i n c l o s e c o l l a b o r a t i o n w i t h l o c a l a u t h o r i t i e s which take the 
primary r o l e i n the design o f the b u i l d i n g programme through the A c t i o n 
P l a n procedure. On the o t h e r hand, d e s p i t e r e c e n t moves towcu^ds more 
d e v o l u t i o n , E n g l i s h E s t a t e s o p e r a t e s as a more c e n t r a l l y c o n t r o l l e d 
o r g a n i s a t i o n t h a t does not work s o c l o s e l y w i t h any l o c a l a g e n c i e s 
i n p l a n n i n g the d i s t r i b u t i o n o f i t s investment. 

E n g l i s h E s t a t e s and the Development Commission have undergone 
a major review of t h e i r a c t i v i t i e s s i n c e 1980: t h i s has not only 
a f f e c t e d t h e i r i n t e r n a l o r g a n i s a t i o n s , but a l s o the r e l a t i o n s h i p between 
t h e two a g e n c i e s . P a r t l y t h i s r e f l e c t s c o n t i n u i n g changes i n the 
economic environment. The c o u n t e r - u r b a n i s a t i o n t r e n d s common i n most 
r u r a l a r e a s have l e d to the redrawing of the Development Commission's 
p r i o r i t y a r e a s and the i n t r o d u c t i o n of new o p e r a t i o n a l g u i d e l i n e s which 
enable i t to pursue p o l i c i e s aimed a t a wide range o f r u r a l problems. 
The p r e s s u r e o f economic d e c l i n e throughout the c o u n t r y d u r i n g the 
1970s i s i n f l u e n c i n g the abandonment o f t r a d i t i o n a l r e g i o n a l p o l i c y 
i n a p e r i o d o f reduced i n d u s t r i a l m o b i l i t y . Hence the emphasis on 
support t o indigenous economic development i n p l a c e o f s u p p o r t to inward 
i n v e s t o r s . 
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TABLE 6.4 

T y p i c a l management f e a t u r e s f o r E n g l i s h E s t a t e s and Development Commission s m a l l premises 

B a s i s of A l l o c a t i o n 

Management C o n s i d e r a t i o n Development Commission E n g l i s h E s t a t e s B e e h i v e / P a r t n e r s h i p 

Lease terms U s u a l l y 10-21 y e a r s , but 3 
year l e a s e s are p o s s i b l e . 

U n i t s of l e s s than 3,500 s q . 
f t . l e t on 6/9/12 year 
l e a s e s . Larger u n i t s l e t on 
24 yeeir l e a s e s . 

Short-term l i c e n c e 
agreements f o r periods of 
3 months to a y e a r . 

Rental l e v e l s F i x e d by D i s t r i c t V a luer a t 
a l e v e l to cover develop
ment c o s t s . 

F i x e d by EE a t the maximum 
l e v e l o b t a i n a b l e on the 
property {though may mean 
very low r e n t s ) . 

F u l l commercial r e n t , 
i n c l u d i n g a premium to 
cover the e x t r a management 
c o s t s of short-term 
t e n a n c i e s . 

Type of tenant p r e f e r r e d L o c a l manufacturing 
b u s i n e s s e s , with l i n k s to 
the l o c a l economy and with 
prospects of r e a c h i n g an 
employment d e n s i t y of 4 
jobs/1,000 s q . f t . 

E s t a b l i s h e d meinufacturing 
f i r m s moving i n t o the a r e a 
or opening a branch p l a n t , 
but other types of e n t e r 
p r i s e now a l s o c o n s i d e r e d . 

New, l o c a l b u s i n e s s e s with 
some pr e f e r e n c e f o r manu
f a c t u r i n g concerns. 

Assessment procedure Rigorous i n v e s t i g a t i o n 
conducted i n t o a l l a s p e c t s 
of previous t r a d i n g r e c o r d , 
present circumstances and 
fu t u r e p r o j e c t i o n s . 

F i r s t - s t a g e s c r e e n i n g by 
r e g i o n a l EE o f f i c e s and 
examination of r e f e r e n c e s by 
EE headquarters. 

Examination of bank 
r e f e r e n c e s and personal 
i n t e r v i e w . 



Both a g e n c i e s have a l s o been i n f l u e n c e d by the Government's aim 
t o c o n c e n t r a t e r e s o u r c e s i n those a r e a s o f g r e a t e s t need and to a c h i e v e 
" b e t t e r v a l u e f o r money". These changes may not, however, be w i t h o u t 
danger. The review of the Commission's p r i o r i t y a r e a s h a s r e s u l t e d 
i n a r e d u c t i o n i n t h e i r g e o g r a p h i c a l e x t e n t and p o p u l a t i o n s i z e . W h i l s t 
the p r e v i o u s p r a c t i c e o f a l l o c a t i n g a l i m i t e d budget to l o c a t i o n s w i t h 
p a r t i c u l a r d i f f i c u l t i e s o u t s i d e the d e s i g n a t e d a r e a s w i l l c o n t i n u e , 
the abandonment o f the Pocket o f Need concept r a i s e s q u e s t i o n s on 
whether i s o l a t e d problem s e t t l e m e n t s w i l l a t t r a c t s u f f i c i e n t a t t e n t i o n . 
S o l e l y Commission-funded u n i t s w i l l not be b u i l t away from the R u r a l 
Development Areas, i n s t e a d r e l i a n c e i s to be p l a c e d on the 50/50 funding 
scheme ( w i t h l o c a l a u t h o r i t i e s ) and the g r a n t a s s i s t a n c e f o r c o n v e r s i o n 
p r o j e c t s . Both schemes depend on the i n i t i a t i v e o f o t h e r a c t o r s which, 
p a r t i c u l a r l y i n the case of j o i n t l o c a l a u t h o r i t y development, may 
be d i f f i c u l t to maintain a t a time o f t i g h t e n i n g e x p e n d i t u r e r e s t r i c t 
i o n s . 

I n r e l a t i o n to E n g l i s h E s t a t e s , t h e i n t r o d u c t i o n of t a r g e t r a t e s 
o f r e t u r n may produce unintended consequences .because, i n o r d e r to 
a c h i e v e a c c e p t a b l e r e t u r n s , schemes a t the margin o f p r i v a t e - s e c t o r 
i n t e r e s t may i n c r e a s i n g l y be implemented. Thus a l t h o u g h imposed t o 
encourage a more commercial approach the n e t e f f e c t may be to d e t e r 
p r i v a t e investment i n those l o c a t i o n s where the supply o f p u b l i c l y -
funded accommodation i s d r a m a t i c a l l y i n c r e a s e d . 

I n a b r i e f review of the k i n d undertaken here i t i s i m p o s s i b l e 
to a s s e s s the r a t i o n a l e and e f f e c t i v e n e s s of h a v i n g two d i f f e r e n t 
government a g e n c i e s performing v i r t u a l l y the same r o l e . A comparison 
o f t h e i r r e s p e c t i v e g e o g r a p h i c a l p a t t e r n s o f p r o v i s i o n ( F i g u r e 6.2 
and 6.6) shows some s i g n i f i c a n t c o n t r a s t s as the Commission has built 
o u t s i d e the A s s i s t e d Areas. I n p a r t i c u l a r , the Commission has had 
a s u b s t a n t i a l programme along the Welsh border, i n S t a f f o r d s h i r e / 
D e r b y s h i r e , L i n c o l n s h i r e and E a s t A n g l i a . C o n v e r s e l y , p a r t s o f the 
North E a s t , West Cumbria, Humberside and the f a r south west a r e p r i o r i t y 
a r e a s f o r both a g e n c i e s . Government has r e c o g n i s e d the p o t e n t i a l f o r 
some c o n f l i c t and d u p l i c a t i o n o f a c t i v i t y t o o c c u r by g i v i n g E n g l i s h 
E s t a t e s r e s p o n s i b i l i t y f o r b u i l d i n g and managing a l l o f the Commission's 
f a c t o r y p o r t f o l i o . Nonetheless, u n i t s may be f i n a n c e d by b o t h a g e n c i e s 
i n c l o s e p r o x i m i t y , g i v i n g the p o s s i b i l i t y o f c o m p e t i t i o n f o r the same 
t e n a n t s . I n these terms the more r i g o r o u s t e n a n t - s e l e c t i o n procedures 
p r e f e r r e d by CoSIRA may be a means o f m i n i m i s i n g d u p l i c a t i o n . 
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However, one d i f f e r e n c e t h a t s h o u l d be re-examined i s t h a t CoSIRA 
o f f e r s Commission tenants a comprehensive rsinge o f t e c h n i c a l and 
f i n a n c i a l a s s i s t a n c e while E n g l i s h E s t a t e s p r o v i d e s no back-up s e r v i c e . 
T h i s c o n t r a s t tends to l e a v e the r u r a l a r e a s w i t h more a b i l i t y to a s s i s t 
i n d u s t r y , d e s p i t e the n a t i o n a l t r e n d f o r r u r a l a r e a s t o have performed 
b e t t e r i n employment terms than the c o n u r b a t i o n s . P r o p e r t y c o n s t r a i n t s 
have been i d e n t i f i e d as a p r i n c i p a l c a u s e o f the s h i f t i n m a n u f a c t u r i n g 
employment away from urban a r e a s ( F o t h e r g i l l and Gudgin 1982). 
Consequently, i f the p o l i c y o b j e c t i v e i s t o r e v i t a l i s e the i n n e r c i t i e s , 
t h e r e i s a c l e s i r need f o r e x t r a r e s o u r c e s f o r E n g l i s h E s t a t e s to enable 
i t to p r o v i d e the comprehensive support to b u s i n e s s o f f e r e d by the 
Commission and CoSIRA. 
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NOTES ON CHAPTER SIX 

(1) E s t i m a t e s u p p l i e d by Mike J e n n i n g s , C o r n w a l l County O r g a n i s e r , 
October 1981. 

( 2 ) D u ring t h i s r e s e a r c h comments were w i d e l y r e c e i v e d from E n g l i s h 
E s t a t e s ' o f f i c i a l s on what they regarded as " e x c e s s i v e s e l e c t i v i t y " 
by CoSIRA when recommending t e n a n c i e s . U n f o r t u n a t e l y , c o l l e c t i n g 
hard data on comparative r e j e c t i o n r a t e s was not p o s s i b l e : i d e a l l y 
t h i s would show the outcome of a p p l i c a t i o n s to CoSIRA and E n g l i s h 
E s t a t e s from p a i r e d f i r m s w i t h s i m i l a r backgrounds. 

(3) Between 1982 and 1984 the Commission completed a f u r t h e r 375 s m a l l 
f a c t o r i e s and added 561 u n i t s to the t o t a l approved programme 
(Chisholm 1984), 

(4) Comparative f i g u r e s f o r 1982/83 a r e £36 m i l l i o n ( E n g l i s h E s t a t e s ) 
£7.39 m i l l i o n (Development Commission) and f o r 1983/84 £38,5 m i l l i o n 
and £10,03 m i l l i o n r e s p e c t i v e l y . 

( 5) I n 1984 the I n t e r m e d i a t e Areas ceased to e x i s t . 

( 6 ) P e r s o n a l communication from James King, Economic S e r v i c e Manager, 
E n g l i s h E s t a t e s , A p r i l 1982. 

(7) View e x p r e s s e d i n p e r s o n a l communication w i t h B i l l Locke, R e g i o n a l 
E s t a t e s Manager, L i v e r p o o l , J u l y 1984, 
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CHAPTER SEVEN: THE PRIVATE SECTOR 

7.1 INTRODUCTION 

The c h a r a c t e r of p u b l i c s e c t o r s m a l l - f a c t o r y p r o v i s i o n has now 
been d e a l t w i t h , and i n t h i s c h a p t e r a t t e n t i o n t u r n s to the p r i v a t e 
s e c t o r . I n broad terms, the p r i v a t e s e c t o r ' s w i l l i n g n e s s to i n i t i a t e 
new development s e t s the l i m i t s o f p u b l i c involvement by l e a v i n g gaps 
i n the market f o r p u b l i c a g e n c i e s to f i l l . The main c h a r a c t e r i s t i c , 
u n t i l r e c e n t l y , of p r i v a t e s p e c u l a t i v e development f o r s m a l l i n d u s t r i e s 
was i t s s c a r c i t y . But i n response to tax i n c e n t i v e s and t o d e c l i n i n g 
investment o p p o r t u n i t i e s i n a l t e r n a t i v e p r o p e r t y s e c t o r s , the l a t e 
1970s w i t n e s s e d a sudden growth i n p r i v a t e - s e c t o r i nvolvement. 

The r e s p e c t i v e r o l e s o f p r i v a t e and p u b l i c s e c t o r a g e n c i e s a r e 
u s u a l l y viewed as q u i t e o p p o s i t e : the p r i v a t e s e c t o r o p e r a t e s w i t h 
the i n t e n t i o n of o b t a i n i n g a good r e t u r n on i t s i n v e stment, and f a c t o r y 
development i s seen as only one of a p o r t f o l i o o f p o s s i b l e a c t i v i t i e s . 
I n c o n t r a s t , p u b l i c developers a c t to a c h i e v e wider employment and 
environmental o b j e c t i v e s which may not s a t i s f y commercial c r i t e r i a . 
But t h e s e d i f f e r e n c e s s h o u l d not obscure many s i m i l a r i t i e s . I t has 
been emphasised i n p r e v i o u s c h a p t e r s , f o r example, t h a t l o c a l a u t h o r i t y 
e s t a t e s departments o f t e n operate on or n e a r market c r i t e r i a and, 
l i k e the p r i v a t e s e c t o r , tend to p e r c e i v e e f f e c t i v e n e s s o f p r o p e r t y 
p r o v i s i o n i n terms o f d i s p o s a l on a c c e p t a b l e f i n a n c i a l terms. P r i v a t e -
s e c t o r a g e n c i e s have been t r a d i t i o n a l l y viewed a s r i s k - t a k e r s , but 
much of t h e i r investment i n i n d u s t r i a l p r o p e r t y has depended on them 
h a v i n g a guaranteed income through l e a s e b a c k arrangements. C o n v e r s e l y 
the p u b l i c s e c t o r i s i n c r e a s i n g l y prepared to bear r i s k i n the i n t e r e s t s 
o f c r e a t i n g a d d i t i o n a l employment. One a s p e c t o f the t r a n s f o r m a t i o n 
o f the s m a l l - f i r m s ' i n d u s t r i a l p r o p e r t y market s i n c e the l a t e 1970s 
i s , t h e r e f o r e , to be seen i n the development o f new r e l a t i o n s h i p s 
between the p r i v a t e and p u b l i c s e c t o r s . 

P r i v a t e - s e c t o r a g e n c i e s i n v o l v e d i n advance s m a l l - f a c t o r y p r o v i s i o n 
range from l o c a l development companies b u i l d i n g a s m a l l number of u n i t s 
t o the major funding i n s t i t u t i o n s such as p e n s i o n funds and i n s u r a n c e 
companies. For the purposes of t h i s study a r e l i a b l e s ampling frame 
o f a l l companies w i t h an i n t e r e s t i n i n d u s t r i a l p r o p e r t y c o u l d not 
be c o n s t r u c t e d , as t h i s would r e q u i r e a major r e s e a r c h e x e r c i s e i n 
i t s own r i g h t , and the d e c i s i o n was, t h e r e f o r e , taken to focus on a 
number of c a s e s t u d i e s o f i n d i v i d u a l o r g a n i s a t i o n s . These were s e l e c t e d 
t o be r e p r e s e n t a t i v e o f the v a r i o u s types o f p r i v a t e - s e c t o r agency, 
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Although these p r o f i l e s o b v i o u s l y do not p r o v i d e the b a s i s f o r a 
s t a t i s t i c a l a n a l y s i s , they do i l l u m i n a t e t y p i c a l p r i v a t e - s e c t o r p o l i c i e s . 

The c a s e s t u d i e s a r e r e p o r t e d i n the second h a l f o f t h i s c h a p t e r , 
w h i l e the f i r s t h a l f c o n s i d e r s the g e n e r a l s t r u c t u r e and investment 
p a t t e r n s of the p r i v a t e s e c t o r . I t should be noted, however, t h a t 
t h i s study i s concerned only w i t h s p e c u l a t i v e f a c t o r y developments, 
and i t , t h e r e f o r e , does not c o n s i d e r p r i v a t e - s e c t o r p r o v i s i o n i n v o l v i n g 
f i r m s b u i l d i n g t h e i r own p r e m i s e s . 

7.2 THE DEVELOPMENT INDUSTRY 

Few p r i v a t e a g e n c i e s c o n c e n t r a t e mainly or e x c l u s i v e l y on s m a l l -
f a c t o r y p r o v i s i o n . Rather, t h e r e i s a range o f o r g a n i s a t i o n s which 
i n c l u d e w i t h i n t h e i r wider a c t i v i t i e s and investment p o r t f o l i o s some 
i n t e r e s t i n s m a l l premises. P r i v a t e - s e c t o r b o dies a r e i n v o l v e d t o 
v a r y i n g degrees w i t h c o n s t r u c t i o n , f i n a n c e , development and the manage
ment o f i n d u s t r i a l property. These d i f f e r e n t a s p e c t s of the develop
ment p r o c e s s r e q u i r e the p a r t i c i p a t i o n o f p a r t i c u l a r market s p e c i a l i s t s , 
namely: 

( i ) the b u i l d i n g c o n t r a c t o r whose e x p e r t i s e i s the c o n s t r u c t i o n o f 
p r o p e r t y . 

( i i ) The " o r d i n a r y " developer whose prime i n t e r e s t and e x p e r t i s e i s 
s i t e s e l e c t i o n , development and management o f p r o p e r t y which 
i s then s o l d to i n v e s t o r s e i t h e r b e f o r e , or commonly a f t e r , a 
t e n a n t has been found. Premises may a l s o be s o l d to owner 
o c c u p i e r s . 

( i i i ) The i n v e s t i n g i n s t i t u t i o n w i t h e x p e r t i s e i n the i d e n t i f i c a t i o n 
o f marketable p r o p e r t y t h a t w i l l b r i n g a s e c u r e r e t u r n on i n v e s t 
ment. These i n s t i t u t i o n s purchase f i n i s h e d schemes from d e v e l o p e r s 
w i s h i n g to s e l l completed p r o p e r t y . 

The a r e a s of r e s p o n s i b i l i t y a r e b r o a d l y d e f i n e d , and i t i s t y p i c a l 
f o r a g e n c i e s to combine two or more a c t i v i t i e s . CALUS (1979) suggest 
t h a t the most c h a r a c t e r i s t i c forms o f o r g a n i s a t i o n E i r e : 

( i ) t h e d e v e l o p e r - i n v e s t o r ( f o r example, B r i x t o n E s t a t e s L t d . ) whose 
prime i n t e r e s t i s s i t e s e l e c t i o n , development p l a n n i n g and the 
management of e s t a t e s . The a c t u a l b u i l d i n g work may be undertaken 
by a s u b s i d i a r y o f the main company, or may be s u b - c o n t r a c t e d 
to an independent b u i l d e r . Income i s d e r i v e d not from s e l l i n g 
the e s t a t e s or u n i t s , but from r e t a i n i n g the p r e m i s e s and l e a s i n g 
them to i n d i v i d u a l f i r m s , 

( i i ) The d e v e l o p e r - s e l l e r ( f o r example, A s h v i l l e P r o p e r t i e s L t d . ) 
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whose primary concern i s the o r g a n i s a t i o n and management o f 
p r o p e r t y development r a t h e r than c o n s t r u c t i o n . However, t h e s e 
companies do not r e t a i n t h e e s t a t e s b ut s e l l a l l or p a r t o f them 
to i n v e s t o r s . 

( i i i ) The b u i l d e r - d e v e l o p e r ( f o r example, T a y l o r Woodrow E s t a t e s L t d . ) 
who i s u s u a l l y the o f f - s h o o t o f a c o n t r a c t i n g f i r m - They are 

p r i m a r i l y b u i l d e r s t h a t have s e t up a development company as 
a s u b s i d i a r y which c h a n n e l s the m a j o r i t y of i t s b u i l d i n g work 
back to the parent company. Sometimes the developments a r e 
r e t a i n e d , a s i n the d e v e l o p e r - i n v e s t o r type o f company, and some
times they a r e s o l d , a s i n the c a s e o f the d e v e l o p e r - s e l l e r , 

( i v ) The i n v e s t o r - d e v e l o p e r ( f o r example, Commercial Union P r o p e r t i e s 
L t d . ) which may be a c o r p o r a t e body, a pension fund or an 
i n d i v i d u a l whose prime concern i s the g e n e r a t i o n o f income from 
investment i n long-term a s s e t s . Some of t h e s e companies may 
not have the n e c e s s a r y e x p e r t i s e to undertake developments and, 
t h e r e f o r e , e i t h e r buy completed developments, u s u a l l y from the 
d e v e l o p e r - s e l l e r , or f i n a n c e a development scheme which they 
buy back from the d e v e l o p e r . A l t e r n a t i v e l y , they may employ 
a team of e x p e r t s to undertake development schemes on t h e i r b e h a l f . 

I n r e c e n t y e a r s there has been an i n c r e a s i n g flow o f i n s t i t u t i o n a l 
f i n a n c e i n t o the i n d u s t r i a l p r o p e r t y market (Boddy and B a r r e t t 1980). 
Moreover, even those o r g a n i s a t i o n s which do not u s u a l l y s e e k to s e l l 
p r o p e r t i e s tend to design and manage them to the s t a n d a r d s expected 
by the major i n s t i t u t i o n s so t h a t they can be r e a d i l y s o l d i f c a p i t a l 
i s r e q u i r e d . Consequently, i n s t i t u t i o n a l i nvestment c r i t e r i a tend 
to e x e r t a p e r v a s i v e i n f l u e n c e over p r i v a t e - s e c t o r development. B e f o r e 
examining t h e s e c r i t e r i a , the growth o f investment i n i n d u s t r i a l properly 
i s c o n s i d e r e d t o s e t the i n s t i t u t i o n s ' a c t i o n s i n c o n t e x t . 

The growth i n i n d u s t r i a l property development 

I n the 1970s the i n d u s t r i a l p r o p e r t y market became a major f i e l d 
f o r investment by d e v e l o p e r - i n v e s t o r s and f i n a n c i a l i n s t i t u t i o n s , w i t h 
i n s u r a n c e companies and pension funds t a k i n g the dominant s t a k e . 
T r a d i t i o n a l l y , i n v e s t o r s have viewed the i n d u s t r i a l s e c t o r ( f o r a l l 
s i z e s o f p r o p e r t y ) as u n s a t i s f a c t o r y f o r a number o f r e a s o n s r e l a t i n g 
t o the s p e c i a l i s t nature of much i n d u s t r i a l b u i l d i n g which made i t 
p o t e n t i a l l y d i f f i c u l t and c o s t l y t o r e l e t . Compared w i t h o f f i c e and 
commercial pr o p e r t y , there i s o f t e n h i g h e r wear and t e a r on f a c t o r y 
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accommodation, and hence a more r a p i d d e t e r i o r a t i o n o f c a p i t a l v a l u e . 
Moreover, as a lower p r o p o r t i o n o f the t o t a l i nvestment i s r e p r e s e n t e d 
u s u a l l y by land v a l u e , as opposed to the v a l u e o f the p r e m i s e s , the 
v a l u e of the investment as a whole d e t e r i o r a t e s more r a p i d l y than o t h e r 
t y p e s o f p r o p e r t y investment. 

I n the post-war p e r i o d a number o f t r e n d s grew i n importance which, 
a f t e r the c o l l a p s e of the o f f i c e i nvestment market a t the end o f the 
1960s, caused i n d u s t r i a l p r o p e r t y to be r e v a l u e d . These i n f l u e n c e s 
i n c l u d e ( 1 ) : 

( i ) The changing nature o f i n d u s t r i a l a c t i v i t y towards l i g h t manu
f a c t u r i n g coupled w i t h the expansion o f warehousing, s e r v i c e 
and d i s t r i b u t i o n f u n c t i o n s . T h i s has generated demand f o r 
s t a n d a r d i s e d premises w i t h a wider range of p o t e n t i a l t e n a n t s , 
making l e t t i n g g e n e r a l l y e a s i e r , 

( i i ) The lower c a p i t a l v alue of modern i n d u s t r i a l p r o p e r t i e s as opposed 
to o f f i c e developments a l l o w s a sp r e a d o f inv e s t m e n t a c r o s s a 
range of developments, thus m i n i m i s i n g r i s k . T h i s h as a t t r a c t e d 
s m a l l e r i n s t i t u t i o n a l i n v e s t o r s i n p a r t i c u l a r , f o r whom an o f f i c e 
development may r e p r e s e n t too l a r g e a p r o p o r t i o n o f t o t a l i n v e s t e d 
funds. 

( i i i ) The more e f f e c t i v e adjustment o f supply t o demand w i t h i n the 
i n d u s t r i a l s e c t o r due to much s h o r t e r c o n s t r u c t i o n times (18 
months as a g a i n s t 3 to 4 y e a r s ) , f o l l o w i n g the i n t r o d u c t i o n o f 
st a n d a r d d e s i g n s and t e r r a c e d c o n s t r u c t i o n s , 

( i v ) The l a c k o f a l t e r n a t i v e investment o p p o r t u n i t i e s o f f e r i n g 
comparable y i e l d and spread o f r i s k a t a time when i n s t i t u t i o n s 
had a s u r p l u s of funds, 

(v ) A f u r t h e r i n f l u e n c e was the i n c r e a s e d c o n f i d e n c e i n the l e g a l 
code e s t a b l i s h e d under the 1954 Lan d l o r d and Tenant Act. T h i s 
l e g i s l a t i o n g i v e s s a f e g u a r d s t o the t e n a n t r e l a t i n g t o the l a n d 
l o r d ' s powers of r e p o s s e s s i o n w h i l e r e t a i n i n g the l a n d l o r d ' s 
freedom to i n c l u d e i n the l e a s e agreed p r o v i s i o n s f o r r e n t a l 
r e v i e w s . S c a r r e t t (1983) s u g g e s t s t h a t without t h i s s t a t u t o r y 
framework ( as updated by the Law o f Pro p e r t y Act 1969) many 
te n a n t s would have sought to a v o i d t h e i r p r e v i o u s l y i n s e c u r e 
p o s i t i o n as l e a s e h o l d e r s i n favour o f a c q u i r i n g f r e e h o l d p r e m i s e s . 

T o t a l property holdings by i n s u r a n c e companies and p e n s i o n funds 
grew from £500 m i l l i o n i n 1957 to £14,500 m i l l i o n i n 1982 (Cadman 1982). 
U n f o r t u n a t e l y , more d e t a i l e d data on the p r o p o r t i o n o f t h i s investment 
i n the i n d u s t r i a l s e c t o r o n l y , over the same p e r i o d , a r e n o t a v a i l a b l e , 
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A s u r v e y o f the l a r g e s t p ension funds, by Debenham, Tewson and Chinnocks 
( 1 9 8 3 ) , found t h a t between 1980 and 1983 i n d u s t r i a l h o l d i n g s had 
s t a b i l i s e d a t 19% o f a l l t h e i r UK p r o p e r t y investment. F o r the f u t u r e , 
h a l f the pension funds wished t o d e c r e a s e t h e i r i n d u s t r i a l h o l d i n g s 
i n favour of investment i n shops ( 2 ) , The same s u r v e y found a s t r o n g 
p o s i t i v e c o r r e l a t i o n between the s i z e o f a pension fund and the p r o 
p o r t i o n o f a s s e t s h e l d i n p r o p e r t y . The t h r e e l a r g e s t funds i n 1982 
( t h o s e f o r the Post O f f i c e , the N a t i o n a l Coal Board and the E l e c t r i c i t y 
Supply I n d u s t r y ) h e l d over a q u a r t e r o f t h e i r i n v e s t m e n t p o r t f o l i o 
i n p r o p e r t y : t h i s i n v o l v e d t o t a l sums o f between £5,250 m i l l i o n and 
£2,450 m i l l i o n ( 3 ) . 

The growth i n i n d u s t r i a l p r o p e r t y investment up to the e a r l y 1980s 
was a l s o r e f l e c t e d i n f i g u r e s f o r the y i e l d gap between i n d u s t r i a l 
p r o p e r t y and o t h e r property s e c t o r s . The v a l u e g i v e n by the investment 
market to property i s measured by t h e y i e l d , which i s r e n t as a p e r 
centage o f c a p i t a l v a l u e . The h i g h e r the y i e l d t h e g r e a t e r p r o p o r t i o n 
o f c a p i t a l v a l u e r e p r e s e n t e d by a n n u a l income. The r e l a t i o n s h i p between 
annual r e n t a l and a s s e t v a l u a t i o n i s c o m p l i c a t e d by the o b j e c t i v e s 
o f i n s t i t u t i o n a l i n v e s t o r s . The p r a c t i c e o f the i n s u r a n c e companies 
and pension funds i s to t r y to match l i a b i l i t i e s w i t h i n v e s t m e n t s o f 
a s i m i l a r term. The average term o f l i f e i n s u r a n c e l i a b i l i t i e s i s long 
and the average l e n g t h of l i a b i l i t i e s o f pension funds tends to be 
l o n g e r s t i l l (Department o f the Environment 1975 p . 2 3 ) . Thus they 
p r e f e r long-term investments i n a s s e t s t h a t w i l l h o l d t h e i r v a l u e over 
time i n r e l a t i o n to i n f l a t i o n . The key to t h i s i s r e n t a l growth, and 
s o the i n v e s t o r i n property s e e k s types of b u i l d i n g s and l o c a t i o n s 
which w i l l a c h i e v e above average r e n t a l performance i n the f u t u r e . 
O f f i c e s and shops have been viewed as the most s e c u r e p r o p e r t y i n v e s t 
ments, and hence i n s t i t u t i o n s have b i d up the v a l u e o f t h e s e p r o p e r t i e s 
and have a c c e p t e d lower y i e l d s i n the e x p e c t a t i o n o f long-term r e n t a l 
growth. G e n e r a l l y , s a f e r but lower y i e l d s a r e p r e f e r a b l e t o r i s k y 
but p o t e n t i a l l y h i g h e r ones ( B a r r e t t and W h i t t i n g 1983 p . 1 2 ) . W h i l s t 
i n d u s t r i a l y i e l d s remain above those f o r o f f i c e s and commercial premises, 
the gap has narrowed over the l a s t decade ( T a b l e 7.1) r e f l e c t i n g a 
more favoured view o f the i n d u s t r i a l s e c t o r a c h i e v i n g s i g n i f i c a n t r e n t a l 
growth. 
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TABLE 7.1 
Prime y i e l d s on the major property sectors 

Property Sector 1974 1975 1978 1981 
I n d u s t r i a l 7% 8,5% 6.8% 6% 
Offices 4% 6% 5.5% 4.3% 
Shops 4% 6% 5% 3.8% 

(Source: Cadman 1982) 

The r e l a t i o n s h i p between prime i n d u s t r i a l y i e l d s and rents shows 
a broadly inverse pattern: high rent areas are associated with low 
y i e l d s and low rental areas achieve high y i e l d s (Figure 7.1 and 7.2). 
Yie l d s r i s e as property values drop with distance from London. Aberdeen, 
not s u r p r i s i n g l y given the impact of o i l e x p l o i t a t i o n , i s the only 
area outside the south east with rents over £2.50 per square foot. 
Some major i n d u s t r i a l areas such as Merseyside, Teeside and parts of 
South Yorkshire and the East Midlands f a l l outside the £1,50 contour 
l i n e , underlining these areas' d i f f i c u l t i e s i n a t t r a c t i n g private 
investment. But the pattern of y i e l d s and rents does not e n t i r e l y 
r e f l e c t actual market performance: r e n t a l growth in Scotland has been 
above the national average, while inner London has a low y i e l d but 
an unimpressive record of rental growth ( S c h i l l e r 1983). The con
servatism of London-based f i n a n c i a l i n s t i t u t i o n s also p a r t l y explains 
the marked concentration of low y i e l d s around the c a p i t a l , as funds 
have bid up the value of property i n t h i s location to very high l e v e l s . 

Thus, while the t o t a l investment in i n d u s t r i a l property has been 
increasing, the s p a t i a l d i s t r i b u t i o n remains narrow. The i n s t i t u t i o n s 
and those development companies or builders wishing to s e l l developments 
to the major funds tend to be concerned only with "prime" property. 
The evidence given by i n s t i t u t i o n s to the Wilson Committee (1980) 
ind i c a t e s that they have very r e s t r i c t e d c r i t e r i a for investment. 
In b r i e f , t h e i r c r i t e r i a can be described as including only modern, 
freehold or long-leasehold properties, b u i l t to high s p e c i f i c a t i o n s 
i n the best areas of the country. F a c t o r i e s must be l e t to tenants 
of unquestioned covenant on f u l l r e p a i r i n g and insuring leases that 
allow for frequent (upward only) rent reviews. Moreover, Cadman (1982) 
has suggested that in the recession the trend has been for these 
c r i t e r i a to become increasingly stringent rather than take r i s k s with 
marginal enterprises. A recent survey found that 66% of pension fund 

- 164 -



FIGURE 7.1 FIGURE 7.2 
YMd Contom 



property holdings were in the South East (see Table, 7.2). 

TABLE 7.2 
Sp a t i a l d i s t r i b u t i o n of pension fund property holdings 1980-1983 

1980 1983 
Area % % 
Central London 33 28 
Rest of the South East 19 22 
Rest of Greater London 16 16 
Midlands 7 8 
South West 4 6 
Scotland 5 5 
East Anglia 4 5 
North West 3 3 
Yorkshire and Humberside 3 3 
Wales 3 2 
Northern 3 1 
N. Ireland N/A 1 

(Source: Debenham, Tewson and Chinnocks 1983) 

The private sector has a tendency to fund general-purpose buildings 
for a wide variety of potential tenants. This i s because i n s t i t u t i o n s 
are not prepared to fund e x c l u s i v e l y manufacturing f a c t o r i e s when the 
sector i s in decline while warehousing and s e r v i c e a c t i v i t i e s are 
growing. Multi-purpose units often cause problems for occupants as, 
i n terms of o v e r a l l s i z e requirements, manufacturers require l e s s volume 
and greater floor area than warehousing u n i t s . Standard units are 
also sometimes d e f i c i e n t for c e r t a i n types of manufacturing because 
of low floor loadings {CALUS 1979). 

Following the growth i n public sector small-factory b u i l d i n g that 
occurred from the l a t e 1970s, i n s t i t u t i o n s have re-appraised t h e i r 
attitude to t h i s sector. Some private investors have judged that the 
generally high f a i l u r e rate c h a r a c t e r i s t i c s of the small-firms sector 
can be o f f - s e t by the higher r e n t a l l e v e l s and ease of l e t t i n g , 
p a r t i c u l a r l y i n popular cur^eas. No data are a v a i l a b l e to i n d i c a t e the 
o v e r a l l l e v e l of private investment in small u n i t s , but the general 
impression gained from the property press i s of a major increase i n 
small-unit development by l o c a l and national investors that has s l i g h t l y 
declined since 1982 (Estates Times 1984; 1984a; 1984b). 

The Wilson Committee's review of f i n a n c i a l i n s t i t u t i o n s drew 
attention to t h e i r r e s t r i c t e d investment p o r t f o l i o s and to d e f l e c t 
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some of t h i s adverse conmient, i n s t i t u t i o n s have wished to display a 
w i l l i n g n e s s to support projects aimed at i n d u s t r i a l regeneration and 
job creation. This influence, combined with a decline i n l e t t i n g s 
for larger premises caused by a record l e v e l for vacant premises at 
the end of the 1970s (Flanagan 1981), helped encourage pri v a t e invest
ment i n small u n i t s . 

Another important consideration encouraging more p r i v a t e l y funded 
small units has been the willingness of l o c a l a u t h o r i t i e s to enter 
leaseback schemes with i n s t i t u t i o n s and developers. The survey of 
l o c a l a u t h o r i t i e s (Chapter Three and Four) showed that over 90 councils 
and New Towns had entered t h i s type of j o i n t venture, making them a 
s i g n i f i c a n t source of new small u n i t s , p a r t i c u l a r l y in the south of 
the country. 

A further influence on private-sector a c t i v i t y has been the i n t r o 
duction of 100% building allowances for small premises. The next section 
examines t h i s tax incentive and i t s impact on provision. 

I n d u s t r i a l building allowance 
As part of the Government's response to the Department of 

Industry's findings on the shortage of small i n d u s t r i a l accommodation 
(Coopers and Lybrand 1980), the building allowance on small f a c t o r i e s 
was increased to encourage more private investment. The i n d u s t r i a l 
building allowance (IBA) i s given for c a p i t a l expenditure incurred 
on construction and in 1980 the allowance against tax v;as 50% of the 
building costs incurred. The Spring 1980 Budget increased t h i s to 
100% on properties of 2,500 s q . f t . or l e s s . The scheme was i n i t i a l l y 
announced for three years and i n 1982 i t was extended for a further 
two years, but only on premises of 1,250 s q . f t . and below. After 1985, 
the incentive w i l l remain i n Enterprise Zones only, where small r e t a i l 
and o f f i c e developments are also e l i g i b l e . 

A survey of the impact of t h i s incentive (Department of Industry 
1982) found a marked increased i n building a c t i v i t y . The Department 
of Industry surveyed 22 local-authority areas throughout the UK where 
before 1980 new small-building s t a r t s had been running i n t o t a l at 
about 215 units a year, whilst since the introduction of the IBA scheme 
the annual equivalent had been 697 u n i t s . The p r i v a t e s e c t o r share 
rose from 39% in 1980 to 79% i n 1982, although t h i s high proportion 
p a r t l y r e f l e c t s the d i s t r i b u t i o n of the survey a u t h o r i t i e s : 11 out 
of the 22 d i s t r i c t s were in the South East, South Viest and E a s t Anglia. 
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Involvement by the major funding i n s t i t u t i o n s was found to be minor, 
and had depended on a local-authority leaseback. The p r i v a t e provision 
was predominantly the r e s u l t of l o c a l development companies, many of 
which had no property expertise, and for which the IBA was a c r u c i a l 
influence on t h e i r development decision. 

A p a r t i c u l a r problem with the IBA scheme has been the need to 
l e t units to "qualifying users" to be e l i g i b l e for the allowance. 
These cases were defined by the Capital Allowances Act 1968 as "a trade 
which c o n s i s t s in the manufacture of goods or materials or the sub
j e c t i o n of goods or materials to any process". The opinions of estate 
managers d i f f e r considerably on the extent to which t h i s regulation 
required them to discriminate between types of trade: doubt on the 
precise kinds of a c t i v i t i e s e l i g i b l e to qual i f y has been widespread. 
In some cases, t h i s has led to units remaining vacant because owners 
were not prepared to accept tenants engaged i n a c t i v i t i e s such as 
vehicle repairing, machine reconditioning or d i s t r i b u t i o n (Woodcock 
1981). Pa r t l y as a response to t h i s , the 1982 Budget announced a 
widening of the e l i g i b l e enterprises to include those engaged in 
repairing, s e r v i c i n g and storage (where the goods are to be used for 
manufacturing) to encourage l e t t i n g s . 

Estate Agents and Surveyors 
Research into the r e s i d e n t i a l property market has indicated that 

estate agents perform more than a passive intermediary r o l e between 
vendors and purchasers, and they can have a p o s i t i v e influence on the 
s p a t i a l d i s t r i b u t i o n of housing resources (Williams 1976; Bassett and 
Short 1980). There has been l i t t l e comparable research into t h e i r 
a c t i v i t y i n the i n d u s t r i a l property meirket, which i s s u r p r i s i n g i n 
view of t h e i r potential influence over investment d e c i s i o n s . From 
the case studies reported below, i t i s c l e a r that p r i v a t e developers 
and funding i n s t i t u t i o n s do not employ t h e i r own s p e c i a l i s t s t a f f to 
id e n t i f y and undertake the i n i t i a l appraisal of investment opportunities. 
Rather they tend to r e l y heavily on information brought to them by 
independent firms of chartered surveyors and estate agents. The 
companies performing t h i s role tend to be major firms with headquarters 
i n London, firms which combine both a surveying role (undertaking 
f i n a n c i a l appraisals of property developments) and an e s t a t e agency 
r o l e (finding tenants and acting as an exchange between builders, 
developers and i n v e s t o r s ) . Some of the more well-known names amongst 
t h i s highly i n f l u e n t i a l group of companies include Bernard Thorpe and 
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Partners, Debenham, Tewson and Chinnocks, Edward Rushton Son and Kenyon, 
King and Company and Herring Son and Daw. 

A study of 17 estate agents i n Birmingham (Bozeat 1979) stands 
as the sole research into the role of estate agents i n the i n d u s t r i a l 
property market. Bozeat examined the views of estate agents on the 
evaluation of locations for industry. The findings showed that estate 
agents have a strong tendency to prefer locations i n t r a d i t i o n a l 
i n d u s t r i a l areas with good access to labour supplies and motorways. 
L i t t l e s i g n i f i c a n c e was attached by estate agents to r a i l s e r v i c e s , 
greenfield s i t e s , proximity to commercial centres or low land values. 

Of course, these psu^ticular r e s u l t s may be influenced by the focus 
on the West Midlands' industry property market, which i s characterised 
by a demand for t r a d i t i o n a l manufacturing buildings. In other environ
ments, such as free-standing towns with a share i n the new technological 
i n d u s t r i e s , for example, there may be a stronger preference for green-
f i e l d s i t e s , Bozeat concluded, however, that despite the importance 
of objective c r i t e r i a , estate agents were often guided more by personal 
impressions of an acceptable investment. As one respondent to the 
study observed: 

"there i s only one way a s i t e can be appraised and that i s by 
the actual f e e l for the s i t u a t i o n v/hen on the s i t e , which I suppose 
comes through years of experience" (Bozeat 1979 p.29). 

To i l l u s t r a t e in more d e t a i l the role and influence of the major 
estates and surveying companies, MacDaniel and Daw were selected as 
a b r i e f case study. This London-based firm of chartered surveyors 
was recommended by a number of persons consulted during the design 
of the study, largely because of i t s p a r t i c u l a r i n t e r e s t i n i n d u s t r i a l 
property. Information was collected through interviews with the firm's 
p r i n c i p a l o f f i c e r s and t h i s indicated that MacDaniel and Daw perform 
four major roles within the i n d u s t r i a l property market: 

( i ) the i d e n t i f i c a t i o n and evaluation of investment opportunities 
on behalf of investment i n s t i t u t i o n s c i n d development companies; 

( i i ) the marketing and management of i n d u s t r i a l properties on behalf 
of developers and investors; 

( i i i ) negotiation for investment c a p i t a l from funding i n s t i t u t i o n s 
to support t h e i r c l i e n t s ' developments; 

( i v ) the provision of advice for funding i n s t i t u t i o n s . In general 
t h i s advice covers property a c q u i s i t i o n , p o r t f o l i o management 
and property performance a n a l y s i s . 
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Medium to lar g e - s i z e f a c t o r i e s dominate a l l aspects of MacDaniel 
and Daw's i n d u s t r i a l work, but i n t e r e s t in small-unit schemes has grown. 
In dealing with small-factory projects the firm r e l a x some of t h e i r 
standard investment c r i t e r i a . Thus the firm does not u s u a l l y advise 
investors to finsince development north of a l i n e running broadly from 
the Severn estuary to the Wash, the only exceptions tend to be small 
uni t s . The existance of small market niches away from the south i s 
acknowledged, although th i s had only stretched to include selected 
locations i n the Midlands and i n d u s t r i a l North West. The strong 
preference for a c t i v i t i e s i n the South East counties i s , i n part, a 
r e f l e c t i o n of the London base of t h e i r operations. I n d u s t r i a l estate 
agents in the north would no doubt be more w i l l i n g to recommend in v e s t 
ment in these areas. 

In s e t t i n g management terms leases of 25 years are preferred, 
with rent reviews every 3 to 5 years. I d e a l l y the firm seeks to secure 
a minimum of two long lease periods from a new building. In the case 
of small firms i t i s recognised that a p r o f i t a b l e income can be 
generated through a high turnover of tenants because of the a b i l i t y 
to make more regular rent reviews. Consequently, i n areas where the 
l o c a l economy i s judged buoyant, short leases of between 1 to 5 years 
have been agreed. Individual tenants, whatever the lease terms, are 
t y p i c a l l y required to have annual p r o f i t s of at l e a s t f i v e times the 
annual rent of the property. The i n s i s t e n c e on a good f i n a n c i a l standing 
i s enforced even i f the consequence i s long void periods. This i s 
because the firm's status as surveyors depends on t h e i r success in 
maintaining the value of developments; t h i s s t a t u s becomes vulnerable 
when accommodation i s l e t to r i s k y e n t e r p r i s e s . The f i n a n c i a l standards 
expected by MacDaniel and Daw exclude new firms and purely l o c a l 
covenants and, therefore, represent a more severe a p p r a i s a l than that 
adopted by the public sector. 

7.3 CASE STUDIES OF PRIVATE SECTOR INSTITUTIONS AND DEVELOPERS 
The s e l e c t i o n of case studies was guided by a review of the 

property press which indicated a number of organisations with i n d u s t r i a l 
i n t e r e s t s . From t h i s l i s t of companies, the case studies were cho sen 
partly on the advice of property experts consulted during the design 
of the study, and partly according to the w i l l i n g n e s s of companies 
to co-operate in the research ( 4 ) , In addition, a balance was sought 
between companies centred in the South East and r e g i o n a l l y based organ
i s a t i o n s . Information was collected from each agency by means of a 
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personal interview with the property investment manager using a standard 
interview schedule (Appendix Three). 

The agencies covered in the case studies are: 
( i ) Fleming Property Unit Trust ( i n v e s t o r ) ; 

( i i ) CIN Properties Ltd. (investor-developer); 
( i i i ) Slough Estates Ltd. (developer-investor); 
( i v ) A. & J . Mucklow Group (builder-developer-investor); 
(v) Clarke S t . Modwen Properties (builder-developer). 

For each of these organisations, information was sought on the 
structure of the company, the balance of i t s a c t i v i t i e s between 
d i f f e r e n t sectors of the property market, a t t i t u d e s towards small-
factory provision, the l e v e l of investment i n small premises and the 
location and management of i t s small-factory schemes. 

Fleming Property Unit Trust (London) 
Fleming i s s o l e l y an investor in property and i t does not i n i t i a t e 

development i t s e l f . The role of the unit t r u s t i s to i n v e s t in property 
on behalf of f i n a n c i a l investors such as pension funds, insurance 
companies and c h a r i t i e s . The investors i n the u n i t t r u s t are t y p i c a l l y 
smaller funds with i n s u f f i c i e n t resources to undertake t h e i r own d i r e c t 
investment in property. By combining the finances of many smaller 
i n s t i t u t i o n s , the Trust creates a f l e x i b l e investment not t i e d to only 
a few properties. Property unit t r u s t s boomed i n the ea r l y 1970s when 
they acted as an important source of finance for commercial development 
and contributed to the trend for prime property to move into the haj-.ds 
of the f i n a n c i a l i n s t i t u t i o n s (Ambrose and Colenutt 1975). In 1981, 
t o t a l new property investment by the property unit t r u s t s t o t a l l e d 
£108 m i l l i o n : in 1982 t h i s figure had f a i l e d to £55.6 m i l l i o n , 
r e f l e c t i n g a tendency for funds to switch to d i r e c t property i n v e s t 
ment rather than purchasing shares in a unit t r u s t (Debenham, Tewson 
and Chinnocks 1983). 

In 1982, Fleming had t o t a l a s s e t s of £220 m i l l i o n , making i t 
amongst the l a r g e s t of the property unit t r u s t s . The Trust's property 
p o r t f o l i o i s divided f a i r l y evenly between the o f f i c e , shop and 
i n d u s t r i a l sectors, together with a small proportion (about 5%) in 
a g r i c u l t u r a l land. The i n d u s t r i a l investment i s divided betv/een 37 
separate schemes, but only involved units of l e s s than 5,000 s q . f t . 
The Trust regards £0.5 million as the minimum s i z e of investment i t 
i s prepared to make in a single project, as below t h i s there i s f e l t 
to be i n s u f f i c i e n t income r e l a t i v e to the management costs. 
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The sole small-factory investment i n the Trust's p o r t f o l i o i s 
located in Basildon, This scheme, known as the Vollaston Centre, was 
i n i t i a t e d by Basildon Development Corporation which sought a funding 
i n s t i t u t i o n to purchase the completed development with the Development 
Corporation agreeing to take a 125 year lease on the scheme. Income 
i s , therefore, guaranteed to the Trust which also incurs minimal manage
ment costs. The development provides a t o t a l of 170,000 s q . f t , of 
factory floorspace, of which only a quarter i s i n small u n i t s (minimum 
s i z e 2,500 s q . f t . ) . The small premises have been completed to high 
s p e c i f i c a t i o n s with, for example, a r o l l e r shutter main loading door 
and separate front entrance and o f f i c e space. 

CIN Properties Limited (London) 
CIN Properties Ltd. i s the company holding the property i n v e s t 

ments of the National Coal Board S t a f f Superannuation Scheme and the 
Hineworkers Pension Scheme. In 1982, the combined resources of these 
two pension schemes was £1,500 m i l l i o n . Of t h i s amount, £410 m i l l i o n 
(27%) was invested in property. The l a t t e r c h i e f l y comprises completed 
buildings, although a proportion of t h e i r funds are loaned before 
development commences to schemes designed to CIN*s s p e c i f i c a t i o n s making 
i t an investor-developer. Over the l a s t two decades, CIN has increased 
the extent of i t s holdings i n i n d u s t r i a l property, although i n terras 
of value t h i s sector i s s t i l l s l i g h t l y below commercial emd o f f i c e 
premises. 

As with the Fleming Property Unit Trust, CIN does not a c t i v e l y 
search out investment opportunities, but r e l i e s l a r g e l y on estate agents 
to bring to t h e i r notice suitable properties and on developers 
requesting finance to carry out t h e i r building o b j e c t i v e s . When 
assessing investment projects CIN c a r r i e s out a f i n a n c i a l appraisal 
with the requirement that prime i n d u s t r i a l properties earn an annual 
return of at l e a s t 6% of the c a p i t a l value invested. CIN do, however, 
take a f a i r l y f l e x i b l e view of the locations capable of y i e l d i n g t h e i r 
f i n a n c i a l targets, although the regional d i s t r i b u t i o n of investment 
s t i l l shows a marked concentration in the South East (Table 7.3), 
Locations outside the South East are selected for t h e i r good employment 
prospects, r e s t r i c t e d supply of new accommodation and a c c e s s i b i l i t y 
to motorways. 
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TABLE 7.3 
S p a t i a l d i s t r i b u t i o n of i n d u s t r i a l investment by CIN Properties Ltd 
(1982) 

Imistnal investment as a propcrtion of a l l propCTiy holdir^ (Gn) 
Wast & Yortehire 

South South East East Urberside VJest & 
East West Anglia & North E ^ Curbria 

Indbstirial 
FVoperty o.eet 0.3% 0.7% 0.7% 1.8% 

Total holdir^d) 57% 2.36 4.3% 10.2% 4.8% 

(Source: CIN Properties Ltd. 1982) 
(1) Note: the balance i s explained by holdings i n Scotland and Wales. 

Reflecting the focus of CIN on properties i n short supply, the 
fund took an early i n t e r e s t i n small f a c t o r i e s . In 1982, 10% of the 
value of CIN's i n d u s t r i a l holdings were i n small premises (value £7 
m i l l i o n , or 1.7% of CIN's t o t a l property investment). CIN has wished 
to avoid the management costs involved i n small-factory schemes and, 
therefore, most of t h i s investment has been organised on a partnership 
basis with private developers- CIN prefers partnerships with the private 
sector because both partners are then motivated by p r o f i t . Local 
a u t h o r i t i e s have not been considered s u i t a b l e partners as they have 
d i f f e r e n t objectives related to employment rather than the maximisation 
of income. 

The s p e c i f i c terms applied by CIN in t h e i r private partnerships 
for small units were in 1982: 

( i ) the developer finds and acquires the s i t e and erects buildings 
(to plans and s p e c i f i c a t i o n s approved by CIN) against a contract 
from CIN to purchase (subject to a maximum sum) the completed 
project. 

( i i ) On completion, CIN grants the developer a 125 year lease at a 
rent of 80% of rents received from l e t t i n g s a f t e r allowance for 
bad debts, void rates and s e r v i c e charges, 

( i i i ) The developer l e t s to tenants ( a l l tenancies are vetted by CIN 
to check on their, f i n a n c i a l v i a b i l i t y ) and manages the property, 
passing 80% of the rents to CIN. The r e n t a l l e v e l s are fixed 
j o i n t l y by the developer and CIN. CIN reviews investments every 
three to f i v e years and inspects the premises, and i n addition 
any physical changes to buildings require CIN's sanction. 
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Psu'tnership schemes with private developers have supplied i n d i v i 
dual units up to 3,000 s q . f t . with each p r o j e c t generally c o n s i s t i n g 
of a t o t a l of 20,000 to 40,000 s q . f t . and with a minimum investment 
of £250,000. The rate of return expected by these p r o j e c t s i s 11.25%; 
t h i s i s twice the figure usually earned on prime i n d u s t r i a l holdings 
and r e f l e c t s CIN's views that small f a c t o r i e s represent a r i s k y sector 
of the market. 

In addition to schemes with private developers, CIN have more 
recently embarked on a £5 m i l l i o n investment programme with English 
Estates as part of the l a t t e r ' s "Beehive programme" (see Chapter S i x ) . 
These psu^tnerships are organised i n a s i m i l a r fashion to those with 
private developers, except for one important consideration. CIN involve
ment in the Beehive programme has only been obtained by a guarantee 
from English Estates to pay rents on unlet u n i t s for the f i r s t f i v e 
years of the investment. In return, CIN grant English Estates complete 
freedom in the l e t t i n g of units. This arrangement i s to overcome CIN's 
fear that the employment objectives of E n g l i s h E s t a t e s may lead to 
units lying vacant rather than being l e t to users who, although having 
a good covenant, may provide l i t t l e employment. 

The locations of CIN's 28 small-factory schemes are concentrated 
i n the t r a d i t i o n a l i n d u s t r i a l axis from London to the North V/est 
(Figure 7.3). The r e l a t i v e l y wide d i s t r i b u t i o n of property i s explained 
by CIN's ear l y involvement i n s m a l l - i n d u s t r i a l projects (from 1977 
onwards) at a time when good quality investments could be found in 
most areas and includes a small scheme in Peterlee New Town. 

Slough Estates Limited (Slough) 
Slough Estates Ltd. (SEL) i s the longest-established major property 

developer i n the UK. I t s i n t e r e s t in i n d u s t r i a l estate development 
commenced in the 1920s when i t started providing premises in Slough. 
In 1982, the t o t a l assets of the company i n the UK amounted to over 
£400 m i l l i o n , and the majority of t h i s was held in i n d u s t r i a l properties 
b u i l t by the company. SEL, therefore, acts as a developer-investor. 

Not even SEL, the largest i n d u s t r i a l property developer in the 
UK, employs s p e c i a l i s t s in s i t e s e l e c t i o n and location decisions. 
A small number of executives use t h e i r experience and contacts among 
other developers and in industry to determine l o c a t i o n a l demand and 
l i k e l y competition from other developers of i n d u s t r i a l property. In 
addition, the company i s constantly i n touch with many es t a t e agents 
and receives information on potential development s i t e s a t the rate 
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FIGURE 7.3 
Small Factory Schemes by Selected Private Agertclee, 
1982 

O F l e m i n g Proper ty Unit Trust 

• cm Proper ty Ltd. 

o S lough E t t a t M Ltd . 

• A J Mucklow Group 

^ C l a r k * S t Mod*#»o Property (SW.) 

175 



of about 100 possible developments per week. A l l possible schemes 
are subject to a f i n a n c i a l appraisal and an annual r e t u r n of over 6% 
of c a p i t a l invested i s required as a minimum for prime properties, 

SEL has i n d u s t r i a l estates in 18 locations, with floorspace highly 
concentrated in the South East (Table 7,4). Apart from a few small 
units provided to occupy s p e c i f i c business expansions on i t s estate 
i n Slough, between 1975 and 1982 new small premises have been b u i l t 
in only one scheme at Salford. S i g n i f i c a n t l y , t h i s investment has 
been organised on a partnership b a s i s with S a l f o r d Borough Council 
which i n i t i a t e d the development. SEL have modified t h e i r normal require
ment for long leases on the small premises to allow tenancies of between 
5 to 10 years. The r e n t a l s were £2.80 per square foot in 1982, putting 
them s l i g h t l y above the regional average for l o c a l - a u t h o r i t y premises. 

TABLE 7,4 

S p a t i a l d i s t r i b u t i o n of i n d u s t r i a l investment by Slough Estates Ltd 
(1982) 

Industrial 
pixpei-ty 

South 
East 

South 
West 

East 
Anglia 

West 
f'tidlands 

East 
Midlands 

Ycrks & 
H'side North 

North 
l-fest 

(1) 
TDEAL 

% distribution 81.^ 3.E^ 1,36 6.^ 0.36 2.7% OK 1.9K 
Square feet 
COCO) 8,482 372 151 668 54 281 0 156 10,417 

(Source: Slough E s t a t e s Ltd. 1982) 
(1) Note: the balance i s explained by holdings in Scotland and Wales 

A. & J . Mucklow Group Limited (Dudley) 
A. & J . Mucklow are a V/est Midland based property company with 

i n t e r e s t s in housing and i n d u s t r i a l development. The group includes 
a building d i v i s i o n which undertakes a l l the construction work required 
by the company. Whilst a l l the housing development i s sold on (to 
ind i v i d u a l householders), most of the i n d u s t r i a l property i s retained, 
making the company a builder-developer-investor. In 1982, the company's 
as s e t s were worth about £74 m i l l i o n , almost a l l of which was held in 
i n d u s t r i a l property. 

The balance of the group's a c t i v i t i e s has changed over the l a s t 
decade away from house construction (which now amounts to only 200 
houses per annum) to the i n d u s t r i a l sector. The company owns 44 
i n d u s t r i a l e states, of which 43 are s i t u a t e d i n the i n d u s t r i a l West 
Midlands, in close proximity to the i n t e r s e c t i o n of the Ml, M5 and 
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M6 motorways. (The single estate outside the Midlands i s at Wigan 
on a s i t e adjoining the M6,) The group does not a c t i v e l y seek locations 
for new investment, rather I t r e l i e s on the information passed to i t 
by estate agents and through contacts with other developers and l o c a l 
a u t h o r i t i e s . 

Out of the 44 estates, 18 include some un i t s of 5,000 s q . f t . and 
below, located mainly in the Black Country and Birmingham (Figure 7,4). 
The company's i n t e r e s t in small-factory provision goes back to 1977 
when i t became aware of a p a r t i c u l a r s h o r t f a l l of new small premises 
in the West Midlands. The development of small u n i t s by A. & J . Mucklow 
therefore pre-dates the introduction of the IBA, but t h i s tax concession 
has led to the company building three estates on behalf of investors 
wishing to take advantage of the allowance. About a qucirter of a l l 
Mucklow's i n d u s t r i a l floorspace i s now in small premises. 

Six of the company's small-unit schemes have been undertaken in 
partnership with l o c a l a u t h o r i t i e s . These partnerships have not followed 
the usual leaseback arrsingement. Instead, the r o l e of the l o c a l 
authority has been to assemble a s i t e and then grant Mucklows a ground 
lease for 125 years in return for a percentage share of the rents earned 
on the completed project. Mucklows have not required the l o c a l authority 
to leaseback the completed units because of fears that l o c a l - a u t h o r i t y 
involvement i n the l e t t i n g of units might reduce the value of t h e i r 
investments by the acceptance of tenants with poor covenants. 

The l e t t i n g and management of a l l premises i s organised through 
an independent firm of estate agents, although the terms are s e t by 
Mucklows and a l l tenancies are sanctioned by the group. Directors 
of small firms are required personally to guarantee the rent, except 
where the company has been trading for over two years and has e x c e l l e n t 
trading r e s u l t s and bank references. Leases are u s u a l l y a minimum 
of s i x years with a three year rent review, Mucklows do allow tenants 
to surrender leases i f they are t r a n s f e r r i n g to a l a r g e r unit owned 
by the group. Moves to smaller premises are not allowed without 
incurring a f i n a n c i a l penalty equivalent to the value of the outstanding 
lease minus the value of the new lease. 

Clarke St. Hodwen Properties Limited (South West D i v i s i o n ) (Exeter) 
Clarke St. Modwen was selected as an example of a r e l a t i v e l y s mall-

s c a l e development company, Clarke St, Modwen Properties (SW D i v i s i o n ) 
build i n d u s t r i a l estates which are then sold to i n v e s t o r s . I t i s a 
subsidiary of a larger group (Clarke S e c u r i t i e s Ltd.) which includes 
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a building company, but the sole I n t e r e s t of Clarke S t . Modwen 
Properties i s i n d u s t r i a l development. Before commencing a project, 
the company seeks funding from a f i n a n c i a l i n s t i t u t i o n ( u s u a l l y an 
insurance company or pension fund) which guarantees to purchase the 
completed and occupied scheme. In addition, purpose-designed f a c t o r i e s 
may be b u i l t for an individual c l i e n t who may purchase e i t h e r a freehold 
or a leasehold i n t e r e s t i n the property. 

The firm currently aims to complete f i v e or s i x esta t e s a year 
i n the south west. The building of nursery u n i t s i s a recent addition 
to the company's a c t i v i t i e s and has r e s u l t e d from involvement i n 
partnership schemes with l o c a l a u t h o r i t i e s . There tends, therefore, 
to be a two-tier structure to the company's operations. Where larger 
premises are being supplied, Clarke S t. Modwen designs the project 
and then obtains the backing of a funding i n s t i t u t i o n which w i l l 
guarantee to purchase the completed scheme. For small-factory schemes 
(involving units below 3,000 s q . f t . ) the company i n i t i a t e p r o j e c t s 
i n consultation with a l o c a l authority and seek a funding i n s t i t u t i o n 
to lease the completed scheme on the guarantee of a l o c a l authority 
leaseback. Three j o i n t ventures had been completed by 1982 providing 
65 units of between 500 sq . f t . and 2,500 s q . f t . , and a further 7 units 
of between 3,000 s q . f t . and 5,000 s q . f t . have been b u i l t as part of 
two other schemes (Figure 7.4). 

Whatever the development arrangement adopted, schemes have been 
devised to s u i t the preferences of the f i n a n c i a l i n s t i t u t i o n s . The 
management terms for a l l the units (including the partnership schemes) 
are fixed by Clcirke St. Modwen. A lease of 25 years with a five-year 
upwsurd rent review i s t y p i c a l for property of a l l s i z e s . L e t t i n g of 
the premises i s controlled by an appointed firm of estate agents. 
In the case of larger schemes, the company sanction a l l the tenancies 
and s e l l the developments only when f u l l y l e t . For smaller u n i t s , 
guaranteed by a l o c a l authority, the estate may be sold before being 
f u l l y l e t , but Clarke St. Modwen i n s i s t on l e t t i n g being handled by 
an independent firm of estate agents. 

7.4 SUMMARY AND REVIEW 

This chapter has placed small-factory provision i n the wider 
context of the private investment market. In the past 20 years, major 
f i n a n c i a l i n s t i t u t i o n s have taken a larger share i n the i n d u s t r i a l 
property market. In the immediate post-war years, the market for 
fa c t o r i e s was based mainly upon loans to allow i n d u s t r i a l i s t s to build 
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t h e i r own premises. Today a large proportion of i n d u s t r i a l property 
i s provided as an investment commodity; f o r example, both Fleming 
Property Unit Trust and CIN Properties now hold about a t h i r d of t h e i r 
property p o r t f o l i o s i n the i n d u s t r i a l sector. This changing investment 
pattern r e l f e c t s the r e l a t i v e l y poor performance of other investment 
opportunities and the character of modern industry which occupies more 
standardised types of factory that can be used by both manufacturing 
and warehousing a c t i v i t i e s . Some commentators ( F r a n k l i n 1975; Boddy 
1981) view with concern the trend to growing interdependencies between 
the f i n a n c i a l i n s t i t u t i o n s and property companies because, they argue, 
the concentration of f i n a n c i a l and r e a l a s s e t s amongst fewer companies 
may make i t harder for the economy to recover from the type of property 
market c r i s i s that occurred in the early 1970s. 

In a period of economic uncertainty, the reaction of i n s t i t u t i o n a l 
investors has been to confine t h e i r property p o r t f o l i o s to a narrow 
category of property types eind locations: moreover, as the recession 
has deepened so the d e f i n i t i o n of i n s t i t u t i o n a l l y acceptable investment 
appears to have narrowed. Private sector development has reacted to 
the growth in favoured areas, such as the "western corridor", by 
concentrating t h e i r funds in these locations to an extent that a sub
s t a n t i a l over-supply of i n d u s t r i a l space has been reported (Cadman 
1983). Nonetheless, these properties continue to be valued highly 
because of the prospect of long-term r e n t a l growth. 

Although the case studies confirmed the strong preference for 
a c t i v i t i e s in the South East, they also indicated some f l e x i b i l i t y 
on th i s issue. For the major funding i n s t i t u t i o n s and development 
companies investment outside the South East tends to depend on a partner
ship arrangement to minimise the f i n a n c i a l r i s k , but l o c a l l y based 
development companies have s o l e l y financed schemes in the regions 
( p r i n c i p a l l y meaning the West Midlands and the i n d u s t r i a l North West 
amongst the case study agencies). The geography of investment i s , 
therefore, p a r t l y conditioned by the location of company headquarters 
with agencies t y p i c a l l y concentrating investment c l o s e to t h e i r admin
i s t r a t i v e centre, in the area most f a m i l i a r and a c c e s s i b l e to them. 

Wherever small units have been supplied, the case studies indicated 
that management p r a c t i c e s are t y p i c a l l y much s t r i c t e r than the terms 
usual i n the public sector (Table 7.5). Moreover, these more r e s t r i c t 
ive terras may be maintained where a public authority has taken a l e a s e 
back on the p a r t i c u l a r scheme. The evidence of the case studies, 
admittedly somewhat limited, suggests that private u n i t s are only suited 
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TABLE 7.5 

Summary of t y p i c a l approaches to s m a l l - u n i t p r o v i s i o n by s e l e c t e d p u b l i c - s e c t o r agencies (1982) 

Property 
development 

agency 

Proportion o f 
i n d u s t r i a l investment 

i n s m a l l unit3(£) 
F i n a n c i a l arrangements 
f o r s m a l l - u n i t schemes 

T y p i c a l l e a s e 
i n y e a r s 

Assessment of f i n a n c i a l 
v i a b i l i t y o f tenants 

Fleming Property 
Unit T r u s t 

L e s s than 1% Leaseback scheme with New 
Town Development Corp
o r a t i o n 

25 y e a r s E s t a t e agents'* recommendations 
screened by FPUT who examine 
r e f e r e n c e s & order Independent 
f i n a n c i a l r e p o r t 

CIN P r o p e r t i e s 
L i m i t e d 

10% Leaseback schemes with 
p r i v a t e developers and 
E n g l i s h E s t a t e s 

F i x e d by the 
par t n e r , may be 
very s h o r t 

1. Viith p r i v a t e developer -
CIN s a n c t i o n a l l t e n a n c i e s 

2. With E n g l i s h E s t a t e s - CIN 
have no i n f l u e n c e 

Slough E s t a t e s 
L i m i t e d 

L e s s than 1% Leaseback scheme with 
l o c a l a u t h o r i t y 

SEL r e l a x normal 
terms to allow 
l e a s e s o f 5-10 
ye a r s 

L e t t i n g c o n t r o l l e d by LA but 
SEL review a l l t e n a n c i e s 

A. & J . Mucklow 
Group 

About 3596 Sole developments, or 
equity s h a r i n g scheme with 
l o c a l a u t h o r i t y 

6-12 y e a r s P e r s o n a l gu£u?antees r e q u i r e d by 
most tenants except those with 
s e v e r a l y e a r s t r a d i n g exper
ien c e 

C l a r k e S t , Modwen 
P r o p e r t i e s L t d . 

About 40% 1. U n i t s > 3,000 s q . f t . . 
s o l d to i n s t i t u t i o n s 

2. U n i t s < 3,000 s q . f t . 
s o l d as p a r t of 
leaseback scheme 

25 y e a r s 1. S c r e e n i n g by e s t a t e agents 
and review by Cleurke S t . 
Modwen 

2. S c r e e n i n g by e s t a t e agents 



t o w e l l - e s t a b l i s h e d b u s i n e s s e s . Two p r i v a t e l a n d l o r d s , f o r example, 
a s s i g n e d t h e i r p r o p e r t i e s on 25 y e a r l e a s e s which a r e terms out o f 
touch w i t h the p r e f e r e n c e s o f s m a l l f i r m s s e e k i n g t o minimise t h e i r 
overheads. The demand t h a t t e n a n t s should have h i g h - q u a l i t y covenants 
makes i t p a r t i c u l a r l y d i f f i c u l t f o r independent s m a l l f i r m s s e r v i n g 
p u r e l y l o c a l markets to o b t a i n new accommodation i n the p r i v a t e s e c t o r . 
From a p u b l i c p o l i c y viewpoint, however, t h i s r e s t r i c t i o n may b r i n g 
employment advantages i f i t r e s u l t s i n accommodating job g a i n s r a t h e r 
than f i r m s competing f o r l i m i t e d l o c a l markets t h a t o f f e r no n e t 
a d d i t i o n to l o c a l employment. 

The IBA scheme has been a means o f encouraging f u r t h e r p r i v a t e 
p r o v i s i o n of s m a l l f a c t o r i e s , but s e v e r a l l i m i t a t i o n s have been noted 
on the impact o f the programme. There i s , f o r example, l i t t l e e v i dence 
o f the p r i n c i p a l i n s t i t u t i o n a l i n v e s t o r s t a k i n g advantage of the i n c e n t 
i v e and they c o n t i n u e to show r e l a t i v e l y l i t t l e i n t e r e s t i n the s m a l l -
f i r m s e c t o r . I t i s s m a l l p r i v a t e companies, many w i t h no p r e v i o u s 
p roperty development ex p e r i e n c e , t h a t a r e a t t r a c t e d by the taix 
advantages and which make i n d i v i d u a l i n v e s t m e n t s o f o n l y a modest s c a l e . 
T h i s p r o v i s i o n i s , t h e r e f o r e , a temporary phenomenon and longer-term 
p r o v i s i o n by p r i v a t e property companies i n secondary markets may depend 
upon new funding p a t t e r n s . There i s a l r e a d y e v i d e n c e to s u g g e s t , f o r 
example, t h a t many l e a d i n g property development companies a r e e x p l o r i n g 
ways of f i n a n c i n g p r o j e c t s which would d e p a r t from t r a d i t i o n a l s o u r c e s 
o f funds d e r i v e d from the major f i n a n c i a l i n s t i t u t i o n s ( R a d c l i f f e 1984). 
The p r e s e n t p r e o c c u p a t i o n with p r o v i d i n g the i n s t i t u t i o n s w i t h l o n g -
term income producing investment p r o p e r t y needs to s w i t c h i n favour 
o f more r i s k c o n s c i o u s l e n d i n g a g e n c i e s who show a g r e a t e r awareness 
o f the o c c u p a t i o n a l requirements o f i n d u s t r y and i n c r e a s e d f l e x i b i l i t y 
i n the management o f premises. As b u i l d i n g s o c i e t i e s and banks s t r i v e 
to adopt new r o l e s , t h i s may i n c r e a s e the f u n d i n g o p t i o n s , A more 
a p p r o p r i a t e source o f f i n a n c e f o r s m a l l - b u s i n e s s accommodation may, 
however, be the c o n s o r t i a approach to i n v estment, as i s common i n 
America, which spreads r i s k a c r o s s a range o f p u b l i c and p r i v a t e p a r t i 
c i p a n t s and reduces the i n f l u e n c e o f i n s t i t u t i o n a l i n v e s t m e n t c r i t e r i a . 
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NOTES ON CHAPTER SEVEN 

( 1 ) A wider d i s c u s s i o n o f t h e s e t r e n d s c a n be found i n Boddy a n d 
B a r r a t t (1980) and Boddy ( 1 9 8 1 ) , 

( 2 ) Debeham, Tewson and Chinnocks* s u r v e y was based on 39 pension funds 
i n 1980 and 90 pension funds i n 1983 w i t h h o l d i n g s i n e x c e s s o f 
£200 m i l l i o n . Between 1980 and 1983 the s u r v e y found t h a t o f f i c e 
h o l d i n g s had f a l l e n from 54% to 51% o f p r o p e r t y p o r t f o l i o s ; t h i s 
d e c r e a s e was matched by l a r g e r percentage h o l d i n g s i n a g r i c u l t u r e 
and r e t a i l s e c t o r s . 

( 3 ) A wider account o f the r o l e and i n f l u e n c e o f the f i n a n c i a l i n s t 
i t u t i o n s i n the p r o p e r t y market can be found i n P l e n d e r ( 1 9 8 2 ) . 

( 4 ) An i n i t i a l telephone c o n v e r s a t i o n checked t h a t the o r g a n i s a t i o n 
had i n c l u d e d some s m a l l f a c t o r i e s w i t h i n t h e i r a c t i v i t i e s . On 
t h i s b a s i s two a g e n c i e s were excluded from the study, these were 
the P r u d e n t i a l Assurance Company and Abbey L i f e . 
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CHAPTER EIGHT: THE PROVISION AND MANAGEMENT OF SMALL UNITS IN CQRfJWALL 

8.1. INTRODUCTION 

The p r e v i o u s c h a p t e r s have e s t a b l i s h e d t h a t d i f f e r e n t .kinds o f 
dev e l o p e r s have d i s t i n c t i v e b u i l d i n g and management p o l i c i e s i n r e l a t i o n 
t o t h e i r s m a l l - f a c t o r y developments; t h i s c h a p t e r t a k e s t h e a n a l y s i s 
an important s t a g e f u r t h e r by c o n s i d e r i n g how f a r t h e s e d i f f e r e n t 
p r a c t i c e s a r e r e f l e c t e d i n the nat u r e o f the t e n a n t s occupying the 
i n d u s t r i a l premises provided by each agency. T h i s p a r t o f t h e r e s e a r c h 
has been o r g a n i s e d by undertaking a c a s e s t u d y o f new s m a l l - f a c t o r y 
p r o v i s i o n i n Cornwall where s m a l l f i r m s a r e a p a r t i c u l a r l y important 
component of the l o c a l economy (Rhind 1978). T h i s a r e a was s e l e c t e d 
a l s o p a r t l y because of proximity t o Plymouth ( t h e a u t h o r ' s r e s e a r c h 
b a s e ) , but p r i m a r i l y because Cornwall c o n t a i n s s m a l l advance f a c t o r i e s 
p r o v i d e d by a l l the p r i n c i p a l a g e n c i e s - p r i v a t e d e v e l o p e r s , l o c a l 
a u t h o r i t i e s , the Development Commission and Department o f I n d u s t r y 
funded u n i t s ( i n c l u d i n g two p a r t n e r s h i p schemes c o n t r o l l e d by E n g l i s h 
E s t a t e s ) . 

V/hereas p r e v i o u s c h a p t e r s have examined s e p a r a t e l y the geography 
o f each agency's s m a l l - u n i t p r o v i s i o n , t h i s c h a p t e r c o n s i d e r s the 
aggregate p a t t e r n i n a p a r t i c u l a r a r e a . Two themes i n p s i r t i c u l a r were 
e x p l o r e d i n the c a s e study. F i r s t l y , the l o c a t i o n o f a l l s p e c u l a t i v e l y 
developed u n i t s provided between 1976-1981 was examined t o determine 
how the development p o l i c i e s o f the v a r i o u s a g e n c i e s i n f l u e n c e d the 
geography o f p r o v i s i o n i n C o r n w a l l . Secondly, t h e impact o f t e n a n t -
s e l e c t i o n p r o c e s s e s was t e s t e d by i n t e r v i e w i n g a s t r u c t u r e d sample 
o f each agency's t e n a n t s . To s e t the c o n t e x t f o r the c a s e study, the 
next s e c t i o n b r i e f l y reviews some o f the s a l i e n t c h a r a c t e r i s t i c s o f 
the C o r n i s h economy and the economic p o l i c i e s a p p l i e d i n the county. 

8.2 THE CORNISH ECONOMY 

Cor n w a l l i s p a r t i c u l a r l y dependent on a l i m i t e d range o f i n d u s t r i e s 
and s e r v i c e s . T a b l e s 8.1 and 8.2 show t h a t primary i n d u s t r i e s and 
s e r v i c e a c t i v i t i e s ( e s p e c i a l l y those connected w i t h t o u r i s m ) account 
f o r over 60% o f a l l j o b s . But wh i l e manufacturing i n d u s t r i e s a r e under-
r e p r e s e n t e d i n Cornwall compared w i t h the r e s t o f the UK, they nonethe
l e s s p rovide one o f the key bases o f the county's economy. Within 
t h i s s e c t o r s m a l l f i r m s a r e n u m e r i c a l l y v e r y i m p o r t a n t : Rhind (1978) 
found t h a t 432 o f the 441 manufacturing companies employed fewer than 
200 employees. Given, t h a t premises o f up to 5,000 s q . f t . w i l l commonly 
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TABLE 8.1 

Ov e r - r e p r e s e n t e d i n d u s t r i e s f o r male and female employment i n Co r n w a l l 
(1977) 

FoTBle 
T^pe of aiployment G.B. Cornwall G.B. Cornwall 

% % % % 
Agriculture, foresty and fi^xLng 2.2 8.9 1.0 3.1 
MinirTg aid cpjarrying 2.5 7.8 0.2 0.8 
Instronent aigineeriiig ) 
Shipbuilding & marine aigineerir^ ) 

1.9 3.5 0.7 1.4 

Leather, leather goods & fVir 0.2 0.4 0.2 0.2 
Ccnstructian 8.6 10.4 1.1 1.0 
Distributive trades 9.2 10.4 16.6 18.7 
Professicnal & s c i e n t i f i c services 8.6 9.2 26.8 28.5 
Miscellaneous services 7.5 12.1 14.6 26.3 
Pttolic adrdnistraticn & deferce 7.4 8.5 6.6 4.7 

(Source: C r i n e and P l a y f o r d 1981) 

TABLE 8.2 

Under-represented i n d u s t r i e s f o r 
(1977) 

male and female employment i n C o r n w a l l 

rfele Female 
Type of aiployment G.B. Cornwall G.B. Carrwall 

% % % % 
Food, drink and tobacco 3.1 3.1 3.1 1.6 
Coal, petroleun & choidcals 2.6 0.1 1.4 n/a 
r<fetal manufacturers 3.3 0.1 0,6 n/a 
Mechanical & ele c t r i c a l ergii^eerir^ ) 

) 
Vehicles, metal gpods ) 

17.4 9.6 7.3 3.2 

Textiles, clothing & footwear 2.7 1.0 5.5 3.6 
Other manufacturijTg 7.5 3.6 4.4 2.6 
Gas, e l e c t r i c i t y & water 2.1 2.3 0.7 0.6 
Ti'dit+xifL aid oanTunicatians 9.1 7.9 2.9 1.6 
Insurance and bankirg 4.2 2.4 6.4 3.5 

(Source: C r i n e and P l a y f o r d 1981) 
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employ o n l y 10 o r 20 people, o f more immediate r e l e v a n c e i s Rhind's 
assessment t h a t 57% of C o r n w a l l ' s m a n u f a c t u r e r s employ l e s s than 10 
p e r s o n s . 

The county's s m a l l - b u s i n e s s s e c t o r i s d i s t i n c t i v e because o f the 
importance o f e n t e r p r i s e s commenced by e n t r e p r e n e u r s moving i n t o the 
a r e a . I n most o t h e r r e g i o n s , the v a s t m a j o r i t y o f new b u s i n e s s e s 
commence t r a d i n g i n t h e i r own home t e r r i t o r y . T h i s i s not so i n 
C o r n w a l l . P e r r y (1982) e s t i m a t e s t h a t i n terms o f the t o t a l number 
o f employees, exogenous new s t a r t s a r e t w i c e as important as l o c a l 
new s t a r t s . The move to Cornwall i s o f t e n m o t i v i a t e d by environmental 
r e a s o n s and d i s s a t i s f a c t i o n w i t h l a r g e - f i r m employment by former 
e x e c u t i v e s who, d e s p i t e d i s s i l l u s i o n m e n t , e s t a b l i s h new e n t e r p r i s e s 
w i t h h i g h growth r a t e s . 

Up u n t i l t h e 1950s, the manufacturing b a s i s o f the C o r n i s h economy 
was i n d e c l i n e but i n the mid-19603 t h i s long-term t r e n d was r e v e r s e d 
Eind manufacturing f i r m s began moving i n t o t h e county. The immigration 
reached a peak i n 1969 and 1970 but i n the mid-1970s was s t i l l w e l l 
above the f i g u r e f o r the mid-1960s (Massey 1982). I n 1975, over 70% 
o f the manufacturing companies i d e n t i f i e d a s employing 20 or more people 
were c o n t r o l l e d from o u t s i d e the county (CIDA 1977). These branch 
p l a n t s were a t t r a c t e d by the a v a i l a b i l i t y o f r e g i o n a l a s s i s t a n c e , by 
environmental p r e f e r e n c e s and by the r e l a t i v e l y l a r g e l a b o u r r e s e r v e s 
i n c o n c e n t r a t e d g e o g r a p h i c a l a r e a s compared w i t h o t h e r m a r g i n a l r e g i o n s . 
I n a d d i t i o n , the a v a i l a b i l i t y of s i t e s and p r e m i s e s , w h i l s t not b e i n g 
an i n f l u e n c e on the c h o i c e of r e g i o n , has been i d e n t i f i e d a s an import
a n t c o n s i d e r a t i o n a f f e c t i n g the d i s t r i b u t i o n o f immigrant f i r m s w i t h i n 
the county (Spooner 1972). 

C o r n w a l l ' s A s s i s t e d Area s t a t u s ( F i g u r e 8.1) remained c o n s t a n t 
between 1976-1981, but the i n f l o w o f branch p l a n t s and e s t a b l i s h e d 
f i r m s has slowed down (Nelson and P o t t e r 1982)- During the 1970s, 
unemployment r a n a t double the n a t i o n a l a v e r a g e ; w i t h the w i d e r impact 
o f the r e c e s s i o n t h i s d i f f e r e n c e has l e s s e n e d but t h e r e remain p o c k e t s 
o f very high unemployment, p a r t i c u l a r l y i n the f a r west where male 
unemployment i s c u r r e n t l y above 20%, However, t h e r e i s some d i f f i c u l t y 
i n i n t e r p r e t i n g the p r e c i s e importance o f t h e s e f i g u r e s as t h e r e have 
been s u g g e s t i o n s t h a t a s i g n i f i c a n t p r o p o r t i o n o f the unemployed a r e 
i n - m i g r a n t s a t t r a c t e d to the county f o r non-economic r e a s o n s . Some 
o f t h i s group a r e a t p r e - r e t i r e m e n t age, o t h e r s a r e younger persons 
who may s t a y o n l y f o r p a r t o f the y e a r when they a r e a b l e to o b t a i n 
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c a s u a l s e a s o n a l employment w h i l e r e g i s t e r i n g a s unemployed. The a c t u a l 
s i g n i f i c a n c e of t h i s i n f l u e n c e i s d i f f i c u l t to gauge (McNabb e t a l 
1979) but i t may h e l p to e x p l a i n the paradox t h a t w h i l e C o r n w a l l 
e x p e r i e n c e s s u b s t a n t i a l i n - m i g r a t i o n and has one o f the f a s t e s t growing 
p o p u l a t i o n s (between 1971-1981 the p o p u l a t i o n grew by 1 3 . 3 % ) , unemploy
ment remains ve r y h i g h . 

The d e c l i n e o f the t r a d i t i o n a l c h i n a c l a y and m e t a l l i f e r o u s 
i n d u s t r i e s has undoubtedly l e f t the county w i t h s e r i o u s economic 
problems. Remoteness, poor communications and r e l i a n c e upon a s e a s o n a l 
t o u r i s t i n d u s t r y u n d e r l i n e C o r n w a l l ' s c o n t i n u i n g weaknesses. The manu
f a c t u r i n g i n d u s t r y t h a t e x i s t s i s mainly c o n c e n t r a t e d w i t h i n the 
Cambourne-Redruth-Falmouth t r i a n g l e and a s m a l l e r a r e a a t S a l t a s h , 
c l o s e to the south west's l a r g e s t c i t y , Plymouth. 

V/ithin C o r n w a l l , t h e r e has been an a c t i v e p o l i c y of d e v e l o p i n g 
i n d u s t r i a l e s t a t e s , p a r t i c u l a r l y by the County C o u n c i l . These e s t a t e s 
occupy a p a r t i c u l a r r o l e w i t h i n economic p o l i c y , namely t h a t o f d i v e r s i 
f i c a t i o n (Shaw and W i l l i a m s 1982). C o r n w a l l has a h i g h p r o p o r t i o n 
o f lower-pay i n d u s t r i e s such as a g r i c u l t u r e , d i s t r i b u t i v e t r a d e s and 
" o t h e r " s e r v i c e s , and l e s s than i t s s h a r e o f high-pay i n d u s t r i e s such 
a s mechanical and e l e c t r i c a l e n g i n e e r i n g and " o t h e r " manufacturing 
( C r i n e and P l a y f o r d 1981). I n d u s t r i a l e s t a t e s a r e intended to r e c t i f y 
t h i s b a l a n c e . The p r o v i s i o n o f s p e c u l a t i v e l y developed s m a l l p r e m i s e s 
i s o f more r e c e n t o r i g i n and dates from the mid-1970s when the Develop
ment Commission programme commenced. At t h i s time t h e r e was a widespread 
s h o r t a g e o f s m a l l premises ( C o r n w a l l County C o u n c i l 1977). But by 
the e a r l y 1980s the e x t e n s i v e programme o f p r o v i s i o n by a v a r i e t y o f 
a g e n c i e s had brought the balance o f demand and supply much c l o s e r 
t o g e t h e r . 
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8.3 NEW SMALL UNITS IN CORNWALL 

According to 1981 Department o f the Environment I n d u s t r i a l F l o o r -
space s t a t i s t i c s , 5796 of C o r n w a l l * s i n d u s t r i a l premises a r e of l e s s 
than 500 square metres (5,382 s q . f t . ) ; t h i s i s England's s i x t h h i g h e s t 
county p r o p o r t i o n . Moreover, between 1976 and 1981 the t o t a l f l o o r s p a c e 
i n s m a l l i n d u s t r i a l u n i t s i n C o r n w a l l i n c r e a s e d from 751,675 s q . f t . 
t o 871,919 s q . f t . (+ 1 4 % ) , a r a t e of growth more than t w i c e t h e n a t i o n a l 
average. Most o f t h i s i n c r e a s e took p l a c e towards the end o f the study 
p e r i o d (and i n f a c t the pace of development a c c e l e r a t e d f u r t h e r i n 
1982, though i t has s i n c e moderated). I n the 1976-1981 p e r i o d e n t i r e l y 
new s m a l l u n i t s , t o t a l l i n g 193,287 s q . f t . , were by f a r the l a r g e s t 
c o n t r i b u t o r s to growth i n f l o o r s p a c e , as i s shown i n Table 8.3. (The 
l o s s of f l o o r s p a c e under c o n v e r s i o n s i s p a r t l y e x p l a i n e d by the i n c l u s 
i o n i n t h i s t o t a l of premises b e i n g e n l a r g e d and, t h e r e f o r e , t r a n s 
f e r r i n g to a h i g h e r s i z e band). 

TABLE 8.3 

Components o f change i n Cornwall's s m a l l i n d u s t r i a l premises 
(500 sq.m./5,382 s q . f t . ) 1976-1981 (1) 

Total + New oonstructicn Total 
existing (new build + 193,287) Nec industrial 

floGTSpace + (extensicns + 33,454) - ccriversicns(2) - Demolitians - floor^aace 

1976 1981 

751,675 + 226,741 86,101 20,396 = 871,919 

Notes: ( 1 ) F l o o r s p a c e data i n square f e e t 
( 2) Net c o n v e r s i o n s i n c l u d e : 

( a ) t he f l o o r a r e a o f u n i t s which because o f e x t e n s i o n s have 
t r a n s f e r r e d to a h i g h e r s i z e band; 

(b) b a l a n c e o f change from one use c l a s s to another; 
( c ) l o s s o f f l o o r s p a c e due to p a r t i a l d e m o l i t i o n . 

(Source: Department of the Environment, 
Commercial and I n d u s t r i a l 
F l o o r s p a c e S t a t i s t i c s 1976-1981) 
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As e x p l a i n e d i n Chapter Two, t h e n a t i o n a l f l o o r s p a c e d a t a c a t e 
g o r i s e premises a c c o r d i n g to the occupant and not the type o f p r o p e r t y . 
The b u i l d i n g programme r e v e a l e d i n C o r n w a l l through a s u r v e y o f develop
ment a g e n c i e s was more than t w i c e as e x t e n s i v e (410,920 s q . f t . compared 
w i t h 193,287 s q . f t . ) as t h a t i n d i c a t e d by the Depsirtment o f the 
Environment d a t a . T h i s d i f f e r e n c e may p a r t l y be e x p l a i n e d by the 
i n c l u s i o n i n the n a t i o n a l warehouse d a t a o f some new i n d u s t r i a l 
b u i l d i n g s u t i l i s e d by s e r v i c e a c t i v i t i e s . New s m a l l warehouses account 
f o r a f u r t h e r 235,576 s q . f t . of accommodation, over h a l f o f which i s 
i n the e a s t e r n p a r t o f the county where p r i v a t e p r o v i s i o n i s c o n c ent
r a t e d . But p u b l i c - s e c t o r t e n a n t s a r e predominantly m a n u f a c t u r e r s ( s e e 
S e c t i o n 8 . 4 ) , r e d u c i n g the p o s s i b l e e x t e n t o f the t r a n s f e r between 
the p r o p e r t y s e c t o r s . A more important r e a s o n f o r the s h o r t f a l l i n 
t h e i n d u s t r i a l d a t a r e l a t e s t o the method o f c o l l e c t i o n . The p u b l i s h e d 
s t a t i s t i c s a r e c o l l e c t e d when s u r v e y s f o r r a t e v a l u a t i o n a r e conducted, 
r a t h e r thcin a c t u a l completion d a t e s , and t h i s l e a d s to a l a g i n the 
r e c o r d i n g o f annual changes. As p r o v i s i o n g a t h e r e d momentum a t the 
end o f the study p e r i o d t h i s d e l a y i s p a r t i c u l a r l y c r u c i a l ( l ) . 

Another p o i n t i s t h a t the Department o f the Environment d a t a 
i n c l u d e customer-designed u n i t s , whereas the s u r v e y undertaken f o r 
t h i s study does not. However, t h i s i s not an important d i f f e r e n c e 
because the s u r v e y found ver y l i t t l e bespoke b u i l d i n g on the e s t a t e s 
examined and i n p r a c t i c e t h i s form o f p r o v i s i o n has not been important 
i n C o r n w a l l . 

The Department of the Environment's f l o o r s p a c e s t a t i s t i c s g i v e 
no i n d i c a t i o n of the developer r e s p o n s i b l e f o r new c o n s t r u c t i o n s . 
F o r the p r e s e n t study, t h e r e f o r e , t h i s i n f o r m a t i o n was c o l l e c t e d u s i n g 
the county p l a n n i n g department's r e c o r d s and by i n t e r v i e w i n g the agenciffi 
i n v o l v e d . The r e l a t i v e c o n t r i b u t i o n s o f the d i f f e r e n t p r o v i d i n g 
a g e n c i e s i s shown i n F i g u r e 8-2. O v e r a l l , government b o d i e s ( t h e 
Development Commission, Department o f I n d u s t r y and l o c a l a u t h o r i t i e s ) 
have f i n a n c e d n e a r l y h a l f o f 191 u n i t s p r o v i d e d i n the 1976-1981 p e r i o d . 
P r i v a t e d e v e l o p e r s have b u i l t about o n e - t h i r d o f the u n i t s and the 
remainder are the product o f p a r t n e r s h i p arrangements between the p u b l i c 
and p r i v a t e s e c t o r s . v;hen the d a t a on the number o f u n i t s a r e t r a n s 
l a t e d i n t o f l o o r s p a c e a r e a s , the p a t t e r n i s s l i g h t l y m o d i f i e d by the 
f a c t t h a t the p r i v a t e developers and E n g l i s h E s t a t e s ' u n i t s b u i l t f o r 
the Department o f I n d u s t r y a r e g e n e r a l l y l a r g e r than those o f o t h e r 
a g e n c i e s . 
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FIGURE 8.2 

Developers' contributions to the increase in small industrial 
premises. 5.000sq. ft and below. Cornwall 7976- 1981. 
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New s m a l l u n i t s i n C o r n w a l l : 
T h e i r s p a t i a l d i s t r i b u t i o n and e s t a t e management 

The u n i t s c o n s i d e r e d i n the study have been pr o v i d e d by a number 
o f independent agencies- The d e t a i l e d l o c a t i o n a l d e c i s i o n - m a k i n g 
p r o c e s s e s which produced the geography o f p r o v i s i o n a r e beyond the 
scope o f t h i s study and, t h e r e f o r e , the p r e c i s e e x t e n t t o which an 
agency has responded to the developments by o t h e r a g e n c i e s i s not known. 
Non e t h e l e s s , t h e r e a r e a number o f mechanisms which a l l o w f o r c o o r d i n 
a t i o n amongst the p u b l i c - s e c t o r d e v e l o p e r s , s u g g e s t i n g t h a t r e c o g n i t i o n 
i s taken o f other agencies* b u i l d i n g programmes. As e x p l a i n e d i n Chapter 
S i x , the A c t i o n P l a n procedure, which g u i d e s the Development 
Commission's f a c t o r y p r o v i s i o n , i s c o o r d i n a t e d by the county c o u n c i l 
i n c o n s u l t a t i o n with the Commission's agents CoSIRA, d i s t r i c t c o u n c i l s 
and E n g l i s h E s t a t e s . There can be a s i g n i f i c a n t time l a g between the 
p r o d u c t i o n o f A c t i o n P l a n s and the a c t u a l implementation o f f a c t o r y 
p r o j e c t s , depending on the a v a i l a b i l i t y o f s i t e s . I n C o r n w a l l , the 
d i f f i c u l t y o f o b t a i n i n g s i t e s , p a r t i c u l a r l y i n the c o a s t a l r e s o r t a r e a s , 
has caused the Commission to b u i l d a h i g h p r o p o r t i o n o f u n i t s c l o s e 
t o l a r g e r s e t t l e m e n t s such as Truro (16,277)and Falmouth (18,525) where 
b u i l d i n g l a n d has been r e a d i l y a v a i l a b l e . S u c c e s s f u l p r o v i s i o n i n 
t h e s e a r e a s has, however, not excluded p r o v i s i o n by o t h e r a g e n c i e s 
and has even brought the bonus o f encouraging s m a l l s p e c u l a t i v e schemes 
by p r i v a t e d e v e l o p e r s . 

To promote c o o r d i n a t i o n between p u b l i c a g e n c i e s i n C o r n w a l l , the 
county i n d u s t r i a l development o f f i c e r c h a i r s bi-monthly meetings o f 
i n d u s t r i a l development o f f i c e r s from a l l the d i s t r i c t a u t h o r i t i e s , 
r e p r e s e n t a t i v e s of CoSIRA, E n g l i s h E s t a t e s and the Devon and C o r n w a l l 
Development Bureau (an i n d u s t r i a l promotion agency c o n c e n t r a t i n g on 
p u b l i c i t y a c t i v i t i e s ) . These o f f i c e r forums keep a g e n c i e s informed 
o f the p r o g r e s s of s m a l l - f a c t o r y programmes, and a l s o h e l p them to 
i d e n t i f y f u t u r e property needs. 

I n a d d i t i o n , the county c o u n c i l i n f l u e n c e s the g e n e r a l d i s t r i b 
u t i o n of new i n d u s t r i a l developments through i t s r o l e a s t h e S t r u c t u r e 
P l a n n i n g A u t h o r i t y . The C o r n w a l l S t r u c t u r e P l a n ( C o r n w a l l County 
C o u n c i l 1982) r e a f f i r m e d a g e n e r a l presumption i n f a v o u r of the 
e s t a b l i s h m e n t o f s m a l l manufacturing i n d u s t r i e s , p a r t i c u l a r l y i n the 
main towns. I n the r u r a l a r e a s , development has been encouraged i n 
those v i l l a g e s which a d j o i n the highway network, w h i l e p o l i c y i s more 
r e s t r i c t i v e i n the remotest a r e a s . 
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The P r i v a t e S e c t o r 

P r i v a t e developers have made the s i n g l e most important c o n t r i b u t i o n 
t o the s t o c k o f new s m a l l premises i n C o r n w a l l . The 6?i u n i t s b u i l t 
by the p r i v a t e s e c t o r a r e l o c a t e d predominantly a t the more a c c e s s i b l e 
e a s t e r n end of the county a t S a l t a s h , L i s k e a r d and Bodmin ( F i g u r e 8 . 3 ) . 
The u n i t s a t S a l t a s h and Bodmin are developments by l o c a l companies 
and i n both c a s e s the s m a l l f a c t o r i e s form p a r t o f a l a r g e r scheme 
on a w e l l - e s t a b l i s h e d i n d u s t r i a l e s t a t e . The premises a t L i s k e a r d 
( P l a t e 8.1) were developed by a l o c a l b u i l d e r on s u r p l u s l a n d a d j o i n i n g 
h i s own premises. More r e c e n t l y , two major i n s u r a n c e companies (Sun 
A l l i a n c e and E a g l e S t a r ) have funded u n i t s f u r t h e r west, near to 
Falmouth and T ruro. These s i t e s a r e on l o c a l - a u t h o r i t y i n d u s t r i a l 
e s t a t e s i n an a r e a where e s t a t e agents i d e n t i f i e d a p a r t i c u l a r s h o r t f a l l 
o f new accommodation ( S t r a t t a n and Holborow 1981). 

Table 8.4 shows t h a t the average s i z e o f u n i t b u i l t by p r i v a t e 
d e v e l o p e r s i s s i g n i f i c a n t l y l a r g e r than those p r o v i d e d by o t h e r a g e n c i e s 
i n C o r n w a l l , w i t h the e x c e p t i o n o f E n g l i s h E s t a t e s . The r e c e n t p r i v a t e 
developments, implemented a f t e r the i n t r o d u c t i o n o f the IBA i n c e n t i v e 
have been s m a l l e r . 

TABLE 8.4 

Average s i z e of u n i t provided i n C o r n w a l l 1976-1981 

Developer Mean s i z e o f u n i t ( s q . f t . ) 

E n g l i s h E s t a t e s 3,750 
P r i v a t e 3,220 
Development Commission 2,175 
P a r t n e r s h i p 932 
L o c a l A u t h o r i t y 663 

P r i v a t e premises have been t y p i c a l l y designed w i t h s e p a r a t e o f f i c e 
accommodation and l a r g e l o a d i n g e n t r a n c e s ( P l a t e 8.2) to f a c i l i t a t e 
o c c u p a t i o n by a wide range o f a c t i v i t i e s . N early a l l the new p r i v a t e 
u n i t s a r e l e t on l e a s e s o f 21 y e a r s and r e n t a l s were above the county 
average with a f i g u r e o f £2,30 b e i n g u s u a l i n most a r e a s . Marketing 
and l e t t i n g of u n i t s i s through l o c a l e s t a t e a g e n t s , but with a l l 
t e n a n c i e s r e q u i r i n g the agreement o f the p r o p e r t y p r o v i d e r . The main 
c o n s i d e r a t i o n when a s s e s s i n g a p p l i c a t i o n s i s t h a t f i r m s have a good 
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f i n a n c i a l covenant, with branch p l a n t s o f l a r g e r companies o f t e n b e i n g 
p r e f e r r e d . 

C I N / E n g l i s h E s t a t e s p a r t n e r s h i p s 

The second most numerous group o f p r e m i s e s i s the 44 u n i t s 
r e s u l t i n g i n a p a r t n e r s h i p between E n g l i s h E s t a t e s and CIN P r o p e r t i e s 
L t d . (NCB Pension Fund). These "Beehive" workshops a r e p a r t of the 
n a t i o n a l programme o f p r o v i s i o n d i s c u s s e d i n more d e t a i l i n Chapter 
Seven, I n C o r n w a l l , the 44 u n i t s a r e l o c a t e d a t Penryn and Cardrew 
( F i g u r e 8.4) on e s t a t e s where E n g l i s h E s t a t e s has p r e v i o u s l y b u i l t 
much l a r g e r u n i t s . The Beehive premises a r e designed to a s s i s t new 
b u s i n e s s e s ( P l a t e 8 , 3 ) . At Penryn, the 20 u n i t s a r e o f two s m a l l s i z e s 
(500 s q . f t . and 1,000 s q . f t . ) and a t Cardrew the 24 u n i t s a r e of f o u r 
s i z e s (500 s q . f t . , 1,000 s q . f t . and a few u n i t s o f 1,500 s q . f t . and 
2,500 s q . f t . ) . The l o c a t i o n of these premises i s a response to the 
geography o f umemployment and i n p a r t i c u l a r to the needs o f the 
Falmouth-Redruth S p e c i a l Development Area. 

by 

The u s u a l l e t t i n g c r i t e r i a adhered t o ^ t h e p r i v a t e s e c t o r a r e not 
a p p l i e d i n these schemes, E n g l i s h E s t a t e s undertakes no d e t a i l e d 
assessment o f p o t e n t i a l t e n a n t s , a l t h o u g h they a r e r e q u i r e d to s upply 
bank r e f e r e n c e s . U n i t s are l e t by l i c e n c e agreements which commit the 
tenant to g i v e only t h r e e months n o t i c e o f t h e i r i n t e n t i o n to v a c a t e . 
The r e n t a l l e v e l s (£1,90 to £2,70 f o r the s m a l l e s t u n i t s ) were towards 
the top end o f the market to s a t i s f y the p r i v a t e s e c t o r and to comply 
wit h E n g l i s h E s t a t e s i n c r e a s i n g l y commercial approach. 

The Development Commission 

The Development Commission has f i n a n c e d the t h i r d h i g h e s t number 
o f new p r e m i s e s ( 4 1 ) , and the second l a r g e s t amount of f l o o r s p a c e . 
During the study p e r i o d the whole of C o r n w a l l , w i t h the e x c e p t i o n o f 
major towns, was a S p e c i a l Investment Area and the county has been 
d e s i g n a t e d a s a new R u r a l Development Area, The Commission's b u i l d i n g 
programme, commenced i n Cornwall i n 1976, has expanded through t h r e e 
phases, w i t h the l a t e s t programme announced i n 1981 ( C o r n w a l l County 
C o u n c i l 1981). The d i s t r i b u t i o n of the completed f a c t o r i e s r e f l e c t s 
not only the Commission's p r i o r i t i e s but a l s o where s i t e s have been 
most r e a d i l y a v a i l a b l e ( F i g u r e 8 . 5 ) . S i t e a c q u i s i t i o n problems have 
be g r e a t e s t i n the congested c o a s t a l r e s o r t towns such as Looe, Fowey 
and Padstow; these s e t t l e m e n t s were i n c l u d e d i n the second A c t i o n P l a n 
but i n each c a s e e x a c t l o c a t i o n s f o r premises have s t i l l to be agreed, 
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The f i r s t phase o f the Commission's programme r e s u l t e d i n a t o t a l 
o f nine u n i t s based a t Helston, T h r e e m i l e s t o n e and Bade. These s i t e s 
a r e a l l on e x i s t i n g i n d u s t r i a l e s t a t e s . The s u c c e e d i n g phases have 
taken a g r e a t e r i n t e r e s t i n o u t l y i n g a r e a s . I n i s o l a t e d v i l l a g e s ( such 
a s T r e w e l l a r d and S t . Kevern) the u s u a l p r a c t i c e i s to pr o v i d e a p a i r 
o f s m a l l f a c t o r i e s ( P l a t e 8 . 4 ) , w h i l e l a r g e r groups o f u n i t s a r e b u i l t 
i n more a c c e s s i b l e a r e a s . S e l e c t i o n of t e n a n t s i s undertaken by CoSIRA, 
which o p e r a t e s a very comprehensive f i n a n c i a l i n v e s t i g a t i o n . CoSIRA 
aims to a c h i e v e f o u r j o b s per 1,000 s q . f t . o f f l o o r s p a c e and g i v e s 
p r i o r i t y to manufacturers w i t h l i n k s to the l o c a l economy. L e a s e s 
a r e t y p i c a l l y o f a t l e a s t t h r e e y e a r s d u r a t i o n and, although r e n t a l s 
v a r y , a f i g u r e of £2.00 per s q . f t . was broa d l y r e p r e s e n t a t i v e . 

L o c a l A u t h o r i t i e s 

Three l o c a l a u t h o r i t i e s (North C o r n w a l l , K e r r i e r and C a r r i c k ) 
have developed a t o t a l o f 27 s m a l l premises ( F i g u r e 8.6) and a l l have 
c o n c e n t r a t e d on workshop-type u n i t s ( 2 ) . The s m a l l s i z e o f the u n i t s 
provided i s p a r t l y because o f the very l i m i t e d r e s o u r c e s a v a i l a b l e 
t o these r u r a l d i s t r i c t s , and a l s o because they seek t o f i l l the gaps 
i n the market not covered by other d e v e l o p e r s . (Only the Beehive prog
ramme has i n c l u d e d s i m i l a r l y s m a l l p r e m i s e s ) . E x c e p t i n the c a s e o f 
North C o r n w a l l , l o c a l a u t h o r i t i e s have b u i l t t h e i r u n i t s on e x i s t i n g 
l o c a l - a u t h o r i t y e s t a t e s near to the main towns ( T r u r o and Falmouth). 
I n North C o r n w a l l , the f a c t o r i e s have been b u i l t i n the i s o l a t e d h i n t e r 
l and o f the d i s t r i c t to a s s i s t a community w i t h h i g h unemployment. 
Each of the p r o v i d i n g d i s t r i c t s has appointed an i n d u s t r i a l develop
ment o f f i c e r who has taken a l e a d i n g r o l e i n encouraging t h i s a s p e c t 
o f the a u t h o r i t y ' s economic a c t i v i t i e s . 

The aim of the l o c a l - a u t h o r i t y u n i t s has been t o p r o v i d e a s t a r t i n g 
p o i n t f o r new l o c a l b u s i n e s s e s . Both K e r r i e r and C a r r i c k l e t u n i t s 
on t e n a n c i e s o f between t h r e e and f i v e y e a r s , but the t e n a n t can term
i n a t e the agreement w i t h only e i g h t weeks n o t i c e s without f u r t h e r 
p e n a l t y . K e r r i e r d i s t r i c t does not undertake any d e t a i l e d f i n a n c i a l 
s c r u t i n y o f a p p l i c a n t s , w h i l e C a r r i c k and North C o r n w a l l seek bank 
r e f e r e n c e s o n l y . R e n t a l l e v e l s were below t h o s e f o r Beehive u n i t s ; 
North Cornwall charged only £1.50 per s q . f t . w h i l e the other two 
d i s t r i c t s were s l i g h t l y h i g h e r a t £1.80 per s q . f t . These low r e n t a l s 
r e f l e c t the b a s i c b u i l d i n g s p e c i f i c a t i o n s : t h e p r e m i s e s have low 
c e i l i n g h e i g h t s and aure p r e - f a b r i c a t e d c o n c r e t e s t r u c t u r e s . Manu
f a c t u r i n g t e n a n t s a r e p r e f e r r e d as they a r e c o n s i d e r e d t o have the 
b e s t p r o s p e c t s f o r employment growth. 
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E n g l i s h E s t a t e s 

E n g l i s h E s t a t e s ' 16 s m a l l u n i t s form p a r t o f a p r o p e r t y p o r t f o l i o 
which i s c h a r a c t e r i s e d by much l a r g e r premises r e f l e c t i n g the agency's 
p a s t a s s o c i a t i o n w i t h government r e g i o n a l p o l i c y . E n g l i s h E s t a t e s ' 
s m a l l u n i t s a r e c o n c e n t r a t e d i n towns o f the f a r west ( F i g u r e 8.7) 
where unemployment i s most a c u t e . The average s i z e of t h e u n i t s i s 
l a r g e (3,750 s q . f t . ) and none a r e below 2,500 s q . f t . A t y p i c a l u n i t 
i s shown i n P l a t e 8.5. 

E n g l i s h E s t a t e s ' s m a l l u n i t s were f o r m e r l y r e s e r v e d f o r incoming 
manufacturing f i r m s w i l l i n g t o s i g n a long l e a s e . S i n c e 1980 a more 
f l e x i b l e approach has been adopted. F o r example, u n i t s o f l e s s than 
5,000 s q . f t . a r e now l e t on n e g o t i a b l e l e a s e s o f between s i x and twelve 
y e a r s . The new emphasis i s on g e t t i n g u n i t s o c c u p i e d as q u i c k l y as 
p o s s i b l e , and t h i s i s r e f l e c t e d i n a w i l l i n g n e s s to a c c e p t s e r v i c e -
s e c t o r t e n a n t s . R e n t a l s a r e f i x e d a t the maximum market l e v e l and 
t h i s was around £2.30 per s q . f t . f o r u n i t s between 2,500 s q . f t . to 
5,000 s q . f t . 

Table 8,5 summarises the key c h a r a c t e r i s t i c s o f a l l the s m a l l 
u n i t s b u i l t i n C ornwall between 1976-1981. I n e v i t a b l y , a s i m p l i f i e d 
t a b l e of t h i s k i n d cannot do j u s t i c e to the f u l l c omplexity and v a r i e t y 
o f the f a c t o r i e s provided but i t does s e r v e to o u t l i n e the g e n e r a l 
p a t t e r n of supply. 

TABLE 8.5 

Summary of s m a l l - u n i t p r o v i s i o n i n Cornwall 1976-1981 

Develppmant 
agencies 

to.of 
units 

Typical 
u i i t sizes 
in sq.ft. 

Typical 
rental 
(£) 

Typical 
lease 

in years Locaticnal priorities 

Private 63 2,000 & 
5,000 

2.30 21 Profitable locatioTs 
(large tcMns) 

Partnerships 44 500 & 
1,000 

2.00 Tenancy 
Agreanent 

Special Development 
Area 

Development 
Caimissicn 

41 2,500 2.00 3-6 Smll tcvTB & villages 

Local 
authcrities 

27 400 1.80 3 H i ^ vnejTplqyment areas 

EiTglish Estates 16 4,000 2.30 6-12 St>ecial Develcpneit 
Area 
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The o v e r a l l d i s t r i b u t i o n of the v a r i o u s a g e n c i e s ' u n i t s i s shown 
i n F i g u r e 8.8. T h i s i n d i c a t e s t h a t a l l the p u b l i c - s e c t o r a g e n c i e s 
have c o n c e n t r a t e d t h e i r a c t i v i t i e s i n the f a r west of the., county. 
F u r t h e r e a s t t h e r e a r e l a r g e a r e a s c h a r a c t e r i s e d by l i t t l e or no new 
p r o v i s i o n . The only e x t e n s i v e schemes i n t h i s h a l f o f the county have 
been undertaken by the p r i v a t e s e c t o r and a r e i n the main towns. 
Nonetheless, t h r e e s e t t l e m e n t s on the n o r t h e a s t c o a s t (Bude, Camelford 
and V/adebridge) have a t t r a c t e d schemes s u p p l y i n g a few premises 
f i n a n c e d by the Department of I n d u s t r y and the Development Commission. 
By c o n t r a s t , t h e r e i s a n o t i c e a b l e d e a r t h o f p r o v i s i o n a l o n g the south 
c o a s t between S a l t a s h and Truro p r i n c i p a l l y because s i t e a c q u i s i t i o n 
problems have so f a r prevented the implementation of the Development 
Commission's programme i n t h i s a r e a , 

8.4 THE OCCUPANTS OF NEW SMALL PREMISES IN COR^fV/ALL 

T h i s s e c t i o n t e s t s the e x t e n t t o which the d i f f e r e n t management 
and t e n a n t ' s e l e c t i o n p o l i c i e s , o u t l i n e d e a r l i e r , a r e r e f l e c t e d i n the 
c h a r a c t e r i s t i c s o f s m a l l - u n i t occupants. At the o u t s e t i t was hoped 
t h a t a complete coverage o f a l l new p r e m i s e s i n C o r n w a l l would have 
been p o s s i b l e by u t i l i s i n g i n f o r m a t i o n from each o f the d e v e l o p e r s . 
However, the a g e n c i e s d i d not have the a p p r o p r i a t e d e t a i l r e q u i r e d 
f o r t h i s study, and i t was t h e r e f o r e n e c e s s a r y to c o n t a c t f i r m s i n d i v i 
d u a l l y . A p o s t a l q u e s t i o n n a i r e approach was r e j e c t e d because of the 
l i k e l i h o o d o f a poor response from s m a l l b u s i n e s s e s , and s o the survey 
was c a r r i e d out by per s o n a l i n t e r v i e w s . The s c a t t e r e d l o c a t i o n s o f 
many of the 191 u n i t s meant t h a t i t was not p o s s i b l e to v i s i t a l l the 
f i r m s i n the time a v a i l a b l e and t h e r e f o r e i t was deci d e d t o aim a t 
a broadly r e p r e s e n t a t i v e sample c o v e r i n g t w o - t h i r d s o f the pre m i s e s . 

I n s e l e c t i n g the u n i t s to be i n c l u d e d i n the s u r v e y , a number 
o f c o n s i d e r a t i o n s were taken i n t o a ccount. The sample had t o i n c l u d e 
u n i t s b u i l t by each o f the p r o v i d i n g a g e n c i e s , and the number o f th e s e 
u n i t s had to r e f l e c t the r e l a t i v e importance o f each agency's p r o v i s i o n 
w i t h i n the County. Secondly, i t was important t h a t the schemes chosen 
were broadly r e p r e s e n t a t i v e o f t h a t agency's developments; t h i s meant 
e x c l u d i n g premises i n a t y p i c a l l o c a t i o n s and e s t a t e s w i t h unusual 
h i s t o r i e s ( f o r example, the Bodmin i n d u s t r i a l e s t a t e which was l a i d 
out t o accommodate f i r m s t r a n s f e r r i n g from London as p a r t o f the town's 
o v e r s p i l l agreement). The e s t a t e s i n c l u d e d i n the sur v e y ( s e e F i g u r e 
8.9) have consequently been s e l e c t e d predominantly from the d i s t r i c t s 
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o f K e r r i e r and C a r r i c k , where a l l a g e n c i e s have been a c t i v e and where 
the s i t e s a r e i n r e l a t i v e l y c l o s e p r o x i m i t y to each o t h e r . Given t h a t 
the p r i v a t e - s e c t o r u n i t s a r e found mainly a t the e a s t e r n end of the 
county, t h i s means t h a t they tend to be u n d e r - r e p r e s e n t e d i n the sample. 

The q u e s t i o n n a i r e was t e s t e d on t h r e e f i r m s not i n c l u d e d i n the 
main survey, the c o n c l u s i o n b e i n g t h a t i t worked w e l l and r e q u i r e d 
no change- I n t e r v i e w s were not pre-arranged; i n s t e a d the q u e s t i o n n a i r e 
was designed to be answerable immediately by a r e p r e s e n t a t i v e of the 
company who was i n p r a c t i c e u s u a l l y the b u s i n e s s e s ' manager. A copy 
o f the q u e s t i o n n a i r e i s shown i n Appendix Four. I t c o n c e n t r a t e d on 
t h r e e main i s s u e s : 

( i ) the f i r m s (type of b u s i n e s s a c t i v i t y , new or r e l o c a t i n g b u s i n e s s , 
independent or branch p l a n t ) ; 

( i i ) the e n t r e p r e n e u r s ( g e o g r a p h i c a l o r i g i n ) ; 
( i i i ) employment (number of employees, changes i n employment and f u t u r e 

i n t e n t i o n s ) . 

Out of the 122 u n i t s surveyed, 81 were occupied a t the time of 
the study; but, because some f i r m s o c c u p i e d more than one u n i t , the 
t a r g e t b u s i n e s s t o t a l l e d 71. A l l 71 consented to be i n t e r v i e w e d g i v i n g 
a 100% response r a t e . The p r o p o r t i o n o f v a c a n t p r o p e r t i e s ( 3 4 % ) l a r g e l y 
r e f l e c t s the l e n g t h of time u n i t s have been on the meirket. Many of 
the p a r t n e r s h i p u n i t s , f o r example, had only been completed i n the 
months p r i o r t o the s u r v e y . The m a j o r i t y o f the b u s i n e s s e s i n t e r v i e w e d 
had been i n t h e i r property f o r l e s s than two y e a r s ; only the p r i v a t e 
£ind Development Commission u n i t s were o c c u p i e d by t e n a n t s o f over f o u r 
yeaur^s d u r a t i o n ( T a b l e 8 . 6 ) . 

TABLE 8.6 

Tenant sample by length of occupancy o f u n i t and type o f developer 

Develcper 
Lhcter 
1 yr. 1-2 yrs. 2-3 yrs. 3-4 yrs. 4-5 yrs. 

5 y r s . 
6 Ova? Ibta l 

Private 5 4 1 0 2 2 14 
F^rtnership 13 9 0 0 0 0 22 
Development 
Ccmnissicn 3 3 3 4 3 0 16 

Local authcrity 5 4 2 0 0 0 U 
EiTglish Estates 2 2 2 2 0 0 8 

Total 28 22 8 6 5 2 71 
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Survey r e s u l t s : The f i r m s 

The m a j o r i t y o f t e n a n t s (78%) were independent b u s i n e s s e s . 
V i r t u a l l y a l l the branch p l a n t s i n the sample were e i t h e r i n p r i v a t e l y 
developed or i n E n g l i s h E s t a t e s * p r e m i s e s . Although over h a l f of the 
t o t a l sample were engaged i n manufacturing, T a b l e 8.7 r e v e a l s a con
s i d e r a b l e d i v e r s i t y of a c t i v i t i e s , w i t h some c o n t r a s t s between the 
u n i t s b u i l t by d i f f e r e n t d e v e l o p e r s . For example, the p r i v a t e s e c t o r 
has a s i g n i f i c a n t l y h i g h e r p r o p o r t i o n o f non-manufacturing b u s i n e s s e s , 
(x* = 5.5, s i g n i f i c a n t a t 95% l e v e l w i t h 1 degree o f freedom) presumably 
because i t s premises a r e l e a s e d on e x c l u s i v e l y commercial c r i t e r i a 
f r e e from the manufacturing p r e f e r e n c e which has t r a d i t i o n a l l y tended 
t o c h a r a c t e r i s e p u b l i c - s e c t o r l e t t i n g and e s t a t e management p r a c t i c e s . 

Throughout the sample t h e r e were few examples of f i r m s i n "modern" 
s e c t o r s o f the economy, w i t h only one t e n a n t working i n computer t e c h 
nology. Most compsinies were i n t r a d i t i o n a l s m a l l - f i r m a c t i v i t i e s 
i n c l u d i n g , f o r example, machine s e r v i c e r s , f i b r e - g l a s s p r o d u c t s and 
c r a f t - b a s e d e n t e r p r i s e s . These t y p e s of f i r m a r e u n l i k e l y to e x h i b i t 
r e a l l y high growth r a t e s because of t h e i r dependence on l a r g e l y l o c a l 
markets. 

There were r e l a t i v e l y few f i r m s which had begun o p e r a t i o n i n t h e i r 
p r e s e n t accommodation, n e w - s t a r t s c o m p r i s i n g o n l y 20% o f the f i r m s 
i n t e r v i e w e d . Not s u r p r i s i n g l y , the p a r t n e r s h i p and l o c a l - a u t h o r i t y 
u n i t s , being the s m a l l e s t i n terms of f l o o r s p a c e , had above average 
p r o p o r t i o n s o f new f i r m s ( T a b l e 8 . 8 ) . But, even so, i n both c a s e s 
t w o - t h i r d s o f t h e i r occupants had been o p e r a t i n g f o r over a y e a r (and 
many f o r over t h r e e y e a r s ) b e f o r e they e n t e r e d the new u n i t s . I n s p i t e 
o f the modest r e n t a l s charged f o r the s u r v e y p r e m i s e s ( t y p i c a l l y between 
£2.00 and £2,50 per s q , f t . ) and the g e n e r a l l y f l e x i b l e , s h o r t - t e r m 
tenancy c o n d i t i o n s , i t would seem t h a t most e n t e r p r i s e b i r t h s a r e s t i l l 
t a k i n g p l a c e i n o t h e r forms of accommodation. 
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TABLE 8.7 
D i s t r i b u t i o n o f tenant sample by i n d u s t r y and type of developer 

Developer Manufacturing No. Service No. Distributicn/34plies No. 

Private 
(14 f i n r s ) 

- Pbttery 3 
- r ^ t a l fcflarication 
- Boat builders 

- fttrcel carriers 6 
- Car servicing 
- Installation 

depot for 
dotble glazing 

- fediator 
servicing 

- 'fransnrossion 
repair 

- Catering equipment 5 
- Dairy products 
- Crop and animal 

prodjcts 
- Fasteners 
- Kitchen shownxm 

f^nrtnership 
(22 firms) 

- Tcys 16 
- Flotfieters 
- Light engineering 
- Electrical engineers 
- Draft excluders 
- Doufcle glazing and 

sealed units 
- Gardai flamiture 
- hfydraulic engineers 
- Clothing (2) 
- Disco equipment 
- Timber ftsnie houses 
- Glass fibre procicts(2) 
- Plastic 

- Joiner 4 
- Recondition 

engines 
- Sign writers 
- Welders 

- Nteat 2 
- Attache cases 

Development 
Ccrmassicn 
(16 firms) 

- Textiles 11 
- Glass fibre prodLcts(2) 
- Tanners 
- Comijnicaticn systems 
- Cheeseboarcte 
- Gaskets 
- EiTgineering 
- Skin diving equipment 
- Electrcnics 

- Reccndition 3 
engines 

- Scaffoldir^ 
- Caravan 

maintenance 

- Lights 2 
- Pfeat 

Local 
Authority 

(11 f i r r T B ) 

- Steel 5 
fabricaticn (2) 

- EiTgineering (2) 
- Tool makers 

- FXimiture 5 
restorer 

- Maintenance of 
agricultural 
machinery 

- Micro-caiputers 
- Reccnditian 

washing machines 
- Upholsterer 

- Hire t r a f f i c ccntrol 1 
equipnent 

ElTglish 
Estates 

(8 niTTB) 

- Crates 3 
- Meterorolcgy 

equipment 
- EiTgineering 

- Service 4 
agricultural 
machinery 

- Bcdcers 
- Printers 
- T^re r^econd-

iticners 

- Health food 1 
distiibutian 

Total 38 22 U 
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TABLE 8.8 
D i s t r i b u t i o n o f sample f i r m s a c c o r d i n g t o when b u s i n e s s e s were s t a r t e d 

Developer 
Started 
i n i x i i t 

Started 
witliin 1 

yr of move 
to present 

LTlit 

Started 
between 1-3 
yrs of move 
to present 

t n i t Started . 3 yrs before ^ 
Private 0 1 2 11 

E^rtnership 6 3 6 7 

Development Carmissicn 3 2 5 6 
Local Authority 2 0 0 6 
EiTglifih Estates 3 1 0 7 

Total 14(209&) 7(1056) 13(ieefe) 37(52%) 

Most o f the s t u d y b u s i n e s s e s were, i n p r a c t i c e , C o r n i s h t r a n s 
f e r s : o n l y 12% had p r e v i o u s l y been o p e r a t i n g o u t s i d e the county. 
Even i n t h e c a s e o f u n i t s b u i l t by E n g l i s h E s t a t e s (which has t r a d i t i o n 
a l l y aimed to accommodate i n - m i g r a t i n g b u s i n e s s e s ) there were only 
two moves from o u t s i d e C o r n w a l l ( T a b l e 8 . 9 ) . The degree o f l o c a l i s m 
i s u n d e r l i n e d by the f a c t t h a t 30% o f study f i r m s had t r a n s f e r r e d 
o p e r a t i o n s from w i t h i n ten m i l e s of t h e i r c u r r e n t p r o p e r t y . Two 
a g e n c i e s , i n p a r t i c u l a r , accommodate a s i g n i f i c a n t l y h i g h e r p r o p o r t 
io n o f t h e s e v e r y l o c a l t r a n s f e r s ; t h e s e a r e the p a r t n e r s h i p and 
Development Commission schemes (x* = 9.16, s i g n i f i c a n t a t the 95% l e v e l 
w i t h 1 degree o f freedom). 

TABLE 8.9 

L o c a t i o n o f p r e v i o u s accommodation o f sample f i r m s by developer 

Developer New starts 
Within 10 miles of 

present s i t e 
FVirther than 10 miles 
but witJiin Cornwall 

Outside 
Cornwall 

Private 0 3 8 1 
Pdi'lnership 6 9 5 2 
Developnait 
Carmissian 3 7 3 3 

Local Authority 2 3 5 1 
Blglish Estates 3 0 6 2 

Total 14(20%) 22(31%) 26(36.36) 9(12.5%) 
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There i s one r e s p e c t , however, i n which the f i g u r e s o v e r l e a f may 
u n d e r e s t i m a t e the c o n t r i b u t i o n o f new u n i t s t o b u s i n e s s b i r t h s . I t 
i s p o s s i b l e t h a t i n r e l e a s i n g and making a v a i l a b l e t h e i r o l d premises, 
the t r a n s f e r f i r m s i n i t i a t e d c h a i n s o f moves which might have term
i n a t e d i n the emergence o f new b u s i n e s s e s i n o l d e r , cheaper premises 
(low r e n t a l s b e i n g an e s p e c i a l y important c o n s i d e r a t i o n f o r new 
b u s i n e s s e s ) . Although a f u l l e x p l o r a t i o n o f t h i s c h a i n e f f e c t was 
beyond t h e scope o f the p r e s e n t s u r v e y , r e l o c a t i n g respondents were 
asked about the c h a r a c t e r o f t h e i r p r e v i o u s premises. I n p r a c t i c e , 
t h e s i n g l e most common p a t t e r n ( 4 2 % o f f i r m s ) was f o r b u s i n e s s e s to 
have moved out of o l d e r , second-hand premises. I n o t h e r c a s e s the 
p r e v i o u s p r o p e r t y had been e i t h e r another advance f a c t o r y , a b u i l d i n g 
due f o r d e m o l i t i o n or the owner's home. Obviously the s i z e a b l e pro
p o r t i o n o f "second-hand" moves p o i n t s t o the p o t e n t i a l f o r a t l e a s t 
a modest c h a i n e f f e c t on b i r t h s . 

The e n t r e p r e n e u r s 

I n g a t h e r i n g i n f o r m a t i o n on the background of the e n t r e p r e n e u r s , 
s p e c i a l i n t e r e s t f o c u s s e d on the new s t c i r t - u p s and on the e x t e n t to 
which the s u r v e y u n i t s demonstrated the a l l e g e d l y commonplace p a t t e r n 
i n C o r n w a l l o f b u s i n e s s formation by i n - m i g r a n t s . I n p r a c t i c e , of 
t h e 14 e n t r e p r e n e u r s w i t h new b u s i n e s s e s only 3 had moved to Cornwall 
i n the 12 months b e f o r e s t a r t i n g t h e i r f i r m . Perhaps the t y p i c a l i n -
migrant i s l o o k i n g f o r o l d e r , second-hand accommodation or perhaps 
a more c o m f o r t a b l e and a t t r a c t i v e working environment than low-cost, 
advance s m a l l - u n i t s can g e n e r a l l y o f f e r . The t h r e e i n - m i g r a n t s were 
a l l former managers i n l a r g e r companies who had decided to move i n t o 
C o r n w a l l and i n t o self-employment i n t h e i r p r e - r e t i r e m e n t y e a r s . 

There i s no evidence t h a t the new u n i t s have sparked o f f any marked 
d r i v e towards self-employment among the l o c a l unemployed. Two f i r m s 
had been s t a r t e d by persons r e c e n t l y made redundant but no e n t r e p r e n e u r s 
had e x p e r i e n c e d a long d u r a t i o n o f unemployment. The m a j o r i t y of new 
f i r m s had been e s t a b l i s h e d by former employees of s m a l l f i r m s who s e t 
up t h e i r b u s i n e s s i n an a c t i v i t y c l o s e l y r e l a t e d to t h e i r p r e v i o u s 
employment. 

Workforces and employment 

At t h e time o f the s u r v e y t h e r e were almost 400 f u l l - t i m e j o b s 
d i s t r i b u t e d amongst the 71 f i r m s . Two-thirds of the j o b s were occupied 
by men: a few f i r m s had a preponderance o f females working as 
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m a c h i n i s t s , but most female employment was c o n c e n t r a t e d i n c l e r i c a l 
and s e c r e t a r i a l work. Some c a u t i o n i s n e c e s s a r y , however, i n i n t e r 
p r e t i n g t h e employment d a t a as many f i r m s emphasised t h a t the number 
o f employees c o u l d v a r y w i t h i n a s h o r t p e r i o d o f time i f the demand 
f o r t h e i r product changed. I t was i n t e r e s t i n g t h a t the number of 
employees per u n i t o f f l o o r s p a c e was lowest i n the p r i v a t e premises 
( T a b l e 8 , 1 0 ) . T h i s presumably r e s u l t e d from the p u b l i c - s e c t o r a g e n c i e s , 
when s c r e e n i n g p o s s i b l e t e n a n t s , g i v i n g a h i g h e r p r i o r i t y to job 
c r e a t i o n t han i s u s u a l i n the p r i v a t e s e c t o r where p r o f i t a b i l i t y r a t h e r 
t h an employment i s the key c r i t e r i a i n e s t a t e management. The 
Development Commission u n i t s have the h i g h e s t d e n s i t y o f employment 
and a t the time of the su r v e y they were c l o s e to a c h i e v i n g t h e i r t a r g e t 
o f 4 j o b s per 1,000 s q . f t . During a p e r i o d when t h e r e was a marked 
s h o r t a g e o f new f a c t o r i e s , the a b i l i t y o f e s t a t e managers to s e l e c t 
employment maximisers was, however, g r e a t e r than today, 

TABLE 8.10 

Employment p r o v i d e d by f i r m s i n the sample 

Developer 
No.of 
f i n T B 

F/t jobs 
M F 

P/t jobs 
M F 

Average 
f / t jobs 
per firm 

Jobs per 
500 sq.ft. 

of floorspace 
Private 14 64 26 3 2 6,5 0.93 
Partnership 22 77 18 6 1 4,5 1.63 
Developnait Ccrmdssicn 16 82 37 7 5 7.5 1,8 
Local Authority 11 19 0 0 1 1.5 1.35 
E^Tgllsh Estates 8 56 19 5 12 8.5 1.25 

Total 71 298 100 82 45 5.5 1.35 

Given the c u r r e n t r e c e s s i o n and the f a c t t h a t t w o - t h i r d s o f the 
f i r m s had been i n t h e i r p remises f o r l e s s than two y e a r s , i t was 
expected t h a t few new j o b s would have been c r e a t e d i n the u n i t s . I n 
p r a c t i c e , however, a s T a b l e 8.11 shows, almost h a l f the f i r m s had 
i n c r e a s e d t h e s i z e o f t h e i r workforce s i n c e moving i n t o t h e i r p r e s e n t 
accommodation. I n a l l , . 162 new f u l l - t i m e j o b s had been c r e a t e d " i n 
s i t u " a s a g a i n s t o n l y 26 j o b s l o s t , (These f i g u r e s o b v i o u s l y ignore 
both the g a i n s o f expanding f i r m s now moved on t o l a r g e r premises and 
the l o s s e s o f p r e v i o u s t e n a n t s now moved to s m a l l e r accommodation or 
c l o s e d down). I t i s i n t e r e s t i n g t h a t almost 7 5 % o f the new j o b s i n 
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the s u r v e y were i n the manufacturing s e c t o r . Moreover, over h a l f o f 
a l l t h e new employment i n non-manufacturing i s accounted f o r by one 
e x c e p t i o n a l b u s i n e s s engaged i n the d i s t r i b u t i o n o f h e a l t h food products 
which took on 23 e x t r a workers. The p a r t i c u l a r l y s t r o n g growth r a t e 
eunongst Development Commission t e n a n t s may w e l l be a r e s u l t o f the 
Commission's e s p e c i a l l y thorough v e t t i n g o f p o t e n t i a l t e n a n t s , and 
o f i t s e s t a t e management p r e f e r e n c e f o r manufacturing f i r m s w i t h good 
employment p r o s p e c t s . 

TABLE 8.11 
Employment change i n sample f i r m s by developer 

No.of 
firms No. of 

No.of with no No.of firms with 
firms Employ change in firmB Employ plans to 

No.of with ment labour with ment increase 
Developer firms increase gains force dea?ease lost enplqyment 

Private 14 5 29 7 2 4 4 
Parinership 22 13 46 8 1 1 9 
Development 
Ccrnnission 16 7 53 6 3 15 7 

Local Authority 11 2 4 9 0 0 8 
EiTglish Estates 8 4 X 2 2 6 2 

Total 71 31 162 32 8 26 30 

F i n a l l y , f i r m s were asked to i n d i c a t e whether they had any p l a n s 
t o i n c r e a s e t h e i r l a b o u r f o r c e over the next 12 months. Although 60% 
were a n t i c i p a t i n g t a k i n g on a d d i t i o n a l employees, i n most i n s t a n c e s 
the e x p e c t e d i n c r e a s e amounted to only a few persons and was dependent 
on s e c u r i n g e x t r a markets. At a time of r e c e s s i o n i t i s l i k e l y t h a t 
many o f t h e s e p l a n s w i l l not have come to f r u i t i o n . N onetheless, i n 
the l i g h t o f the r e c o r d o f p a s t expansion and the i n t e n t i o n o f f u t u r e 
growth, i t would seem t h a t the new u n i t s can c l a i m a r e a s o n a b l y s a t i s 
f a c t o r y employment performance. 

8.5 SUMMARY AND REVIEW 

Over 400,000 s q . f t . o f new s m a l l f i r m ' s accommodation was b u i l t 
i n C o r n w a l l between 1976 and 1981 and, although most r e c e n t l y the pace 
o f p r o v i s i o n i n C o r n w a l l and e l s e w h e r e has s l a c k e n e d , the county's 
s t o c k o f s m a l l - b u s i n e s s accommodation has been e n l a r g e d by a f i f t h . 
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I n a d d r e s s i n g the q u e s t i o n , "who i s occupying t h e s e u n i t s ? " t h i s c h a pter 
has shown t h a t the p r e c i s e answer v a r i e s a c c o r d i n g t o the s i z e of the 
u n i t and the e s t a t e management p r a c t i c e s o f the p r o v i d i n g agency. 

The s a l i e n t c h a r a c t e r i s t i c s o f the t e n a n t s i n the survey a r e 
summarised i n F i g u r e s 8.10 - 8.14. Very s m a l l f l o o r a r e a s , s h o r t l e a s e 
terms and l e n i e n t f i n a n c i a l s c r e e n i n g , as w i t h the l o c a l a u t h o r i t y 
and B e e h i v e p r e m i s e s , a r e commensurate wi t h a t t r a c t i n g h i g h e r pro
p o r t i o n s o f new l o c a l e n t e r p r i s e s . The Beehive workshops a r e a s s o c 
i a t e d w i t h a s l i g h t l y more r i g o r o u s f i n a n c i a l v e t t i n g and, perhaps 
r e f l e c t i n g t h i s , the p a r t n e r s h i p u n i t s have a more s u c c e s s f u l employ
ment r e c o r d . The even more s e a r c h i n g s e l e c t i o n p r o c e s s operated by 
CoSIRA seems to produce s t i l l more s u c c e s s i n employment terms, 
although i t i s r e c o g n i s e d t h a t the s l i g h t l y longer p e r i o d o f occupancy 
t y p i c a l o f Commission t e n a n t s has g i v e n more opportunity f o r employment 
l e v e l s t o f l u c t u a t e . But, w h i l e the Commission has a c h i e v e d i t s employ
ment t£u?get, t h i s appears t o have been a t the expense o f another 
o b j e c t i v e , namely a s s i s t i n g new b u s i n e s s e s . The management o f E n g l i s h 
E s t a t e s u n i t s has been changing away from i t s t r a d i t i o n a l focus on 
a t t r a c t i n g e s t a b l i s h e d manufacturing companies, and t h i s i s r e f l e c t e d 
i n the d i v e r s i t y o f e n t e r p r i s e s found occupying t h e i r p r e m i s e s . The 
p r i v a t e s e c t o r ' s t e n a n t p r o f i l e was d i s t i n c t i v e because o f the balance 
i n f a v o u r of e s t a b l i s h e d companies (and p a r t i c u l a r l y branch p l a n t s ) 
i n s e r v i c e - r e l a t e d a c t i v i t i e s . 

The f a c t t h a t a g e n c i e s have not a c h i e v e d a l l t h e i r o b j e c t i v e s 
p a r t l y r e f l e c t s the l e v e l o f demand f o r new u n i t s . With o n e - t h i r d 
o f the new s t o c k l y i n g v a c a n t a t the time o f the survey, a g e n c i e s have 
c l e a r l y r e l a x e d t h e i r t e n a n t p r e f e r e n c e s r a t h e r than w a i t f o r an 
a p p l i c a n t t h a t f u l f i l l s a l l o f t h e i r o b j e c t i v e s . Key c r i t e r i a ( f o r 
example, t h e type o f e n t e r p r i s e , i t s f i n a n c i a l s t a t u s and b u s i n e s s 
p o t e n t i a l ) a r e compromised o n l y r e l u c t a n t l y , but o t h e r p r e f e r e n c e s 
( f o r example, new and l o c a l b u s i n e s s e s ) a r e abandoned more r e a d i l y . 
I n broad terms the t y p i c a l t e n a n t o f C o r n w a l l ' s new s m a l l u n i t s can 
be d e s c r i b e d as an e s t a b l i s h e d , manufacturing f i r m which c u r r e n t l y 
employs about 6 workers and which has moved to the new u n i t from another 
p a r t o f C o r n w a l l . (These f i n d i n g s a r e i n many r e s p e c t s s i m i l a r to 
the s u r v e y s o f s i m i l a r advance f a c t o r y programmes i n o t h e r p a r t s of 
the c o u n t r y t h a t were d i s c u s s e d i n Chapter S i x , s e c t i o n 6 . 2 ) . 

O v e r a l l , the s u r v e y f i r m s had e x p e r i e n c e d a 52% growth i n j o b s 
w h i l e i n t h e i r new accommodation. I t i s not p o s s i b l e i n a l i m i t e d 
s u r v e y o f t h i s k i n d to r e a c h d e f i n i t i v e c o n c l u s i o n s about e x a c t l y how 
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FIGURE 8.10 
Tenants o f l o c a l - a u t h o r i t y u n i t s i n the survey 

FIGURE 8.11 
Tenants of p a r t n e r s h i p u n i t s i n the survey 
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FIGURE 8.12 
Tenants o f Development Commission u n i t s i n the survey 
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FIGURE 8.13 

Tenants o f English Estates u n i t s i n the survey 
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FIGURE 8.14 

Tenants o f p r i v a t e u n i t s i n the survey 
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many o f these new jobs would have been forthcoming anyway, a t other 
s i t e s , i f the survey premises had not been b u i l t . Moreover, i t must 
be recognised t h a t the a v a i l a b i l i t y o f s u i t a b l e p r o p e r t i e s may be a 
necessary b u t not a s u f f i c i e n t c o n d i t i o n f o r employment growth: premises 
p e r m i t growth, they do not cause i t . Nonetheless, these caveats aside, 
Cornwall's s m a l l u n i t s have c l e a r l y been successful i n accommodating 
j o b c r e a t i o n and i n p r o v i d i n g an environment i n which young f i r m s can 
grow. 

But i f the new u n i t s have helped develop new j o b s , they have 
g e n e r a l l y been l e s s e f f e c t i v e i n h e l p i n g t o c r e a t e new businesses. 
The advance premises have performed poo r l y i n accommodating f i r s t - t i m e 
e n t e r p r i s e s : t h e i r r o l e has been as e n t r y p o i n t s i n t o modern i n d u s t r i a l 
p r o p e r t y f o r young businesses r a t h e r than as s t a r t i n g grounds f o r new 
ones. I n f u t u r e s m a l l e r and s t i l l cheaper premises w i l l be needed 
t o a s s i s t more d i r e c t l y the establishment o f i n c i p i e n t e n t e r p r i s e . 
The r e c e n t b u i l d i n g i n i t i a t i v e s o f the Development Commission and the 
county c o u n c i l have recognised t h i s w i t h the commencement of r e f u r b i s h 
ment schemes p r o v i d i n g low-cost accommodation i n o l d e r p r o p e r t i e s . 
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rJOTES ON CHAPTER EIGHT 
(1) The aut h o r ' s survey i n c l u d e d a nuniber o f premises which were not 

f u l l y complete i n 1981, comprising the Beehive developments and 
p r i v a t e development a t Pool: i n both cases only h a l f o f the 50 
u n i t s were a v a i l a b l e f o r occupation a t the time o f the survey 
(December 1981). Nonetheless, a l l the premises were being a c t i v e l y 
marketed and were subsequently completed i n the Spring/Summer 1982. 
The 1982 f l o o r s p a c e data i n d i c a t e an a d d i t i o n o f 52,750 s q . f t . 
o f f l o o r s p a c e i n new smal l u n i t s i n Cornwall, 

(2) I n 1982 Cornwall County Council completed i t s f i r s t f a c t o r y develop
ment i n v o l v i n g the conversion o f a v i l l a g e school a t I n d i a n Queens 
t o p r o v i d e f o u r s m a l l workshops. 
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CHAPTER NINE: Sin>ir-!ARY AND CONCLUSIONS 

Like every s m a l l business, each i n d u s t r i a l p r o p e r t y has a l o c a t i o n , 
but decision-makers concerned w i t h developing f a c t o r y premises possess 
motives and s t r a t e g i e s d i f f e r e n t from those which i n f l u e n c e the business
man's choice o f l o c a t i o n . As the i n t r o d u c t i o n t o t h i s study argued, 
the decision-making process a t the f i r m l e v e l has been q u i t e e x t e n s i v e l y 
resesirched, b u t s i m i l a r s t u d i e s f o r p r o p e r t y p r o v i d e r s have not y e t 
formed p a r t o f geographical i n v e s t i g a t i o n . Since i t i s obvious t h a t 
the r o l e o f f a c t o r y - p r o v i d i n g agencies i s c r i t i c a l i n the f i n a l 
l o c a t i o n s o f many smal l f i r m s dependant on leasehold p r o p e r t y , the 
s p a t i a l impact o f such agencies seems undervalued i n I n d u s t r i a l 
Geography, Moreover, even where the s p a t i a l preferences o f developers 
and tenants c o i n c i d e , the admissions c r i t e r i a o f p r o p e r t y managers 
may exclude c e r t a i n businesses. I n periods o f r e l a t i v e l y depressed 
demand, t he a b i l i t y o f es t a t e managers t o s e l e c t between p o t e n t i a l 
occupants i s reduced, but even i n the c u r r e n t recession there are 
important l e t t i n g and management issues which remain l a r g e l y unexplored 
by I n d u s t r i a l Geography, 

This f i n a l chapter opens w i t h a b r i e f summary o f the p r i n c i p a l 
e m p i r i c a l r e s u l t s o f the surveys undertaken and then proceeds t o 
consider t h e i r conceptual i m p l i c a t i o n s - F o l l o w i n g t h i s assessment, 
c e r t a i n p o l i c y c onclusions are drawn and recommendations made r e l a t i n g 
t o the f u t u r e d i r e c t i o n o f p u b l i c - s e c t o r support f o r small-business 
p r o p e r t y p r o v i s i o n . The f i n a l p a r t o f the chapter h i g h l i g h t s aspects 
o f the i n d u s t r i a l p r o p e r t y market which would seem t o m e r i t f u r t h e r 
research. 

9,1 SWg4ARY OF MAIN FINDINGS 
This study has focussed on two aspects o f new s m a l l - f a c t o r y 

p r o v i s i o n : the geography o f recent s p e c u l a t i v e b u i l d i n g and the 
procedures by which a p p l i c a n t s f o r premises are screened and sele c t e d . 
The research has progressed through a survey o f the p r i n c i p a l p r o v i d e r s 
i n England between 1976-1981; namely, l o c a l a u t h o r i t i e s , New Towns, 
the Development Commission, E n g l i s h Estates and the p r i v a t e s e c t o r . 
During the p e r i o d examined, the s m a l l - f i r m s ' i n d u s t r i a l p r o p e r t y market 
was transformed f o l l o w i n g a marked increase i n new p r o v i s i o n . I n the 
1960s and e a r l y 1970s small f i r m s were viewed as r e l i c f e a t u r e s 
s u r v i v i n g o n l y by paying low wages t o non-unionised labour working 
i n shoddy, b a c k - s t r e e t premises. Small i n d u s t r i e s whose l o c a t i o n s 
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were i n c o n s i s t e n t w i t h p l a n n i n g p o l i c i e s were weeded out as "non
conforming uses". I n a d d i t i o n , urban renewal schemes and road widening 
prograiTunes demolished l a r g e areas o f cheap, o l d i n d u s t r i a l premises. 
Now the wheel o f p o l i c y has turned f u l l c i r c l e : sweatshops have become 
seedbeds and p u b l i c and p r i v a t e developers have made major investments 
i n new s m a l l - f a c t o r y accommodation. This study was, t h e r e f o r e , under
taken a t a p a r t i c u l a r l y apposite time when the b u i l d i n g o f s m a l l - f a c t o r y 
accommodation became a major p o l i c y i n i t i a t i v e as p a r t o f a wider growth 
o f i n t e r e s t i n the c o n t r i b u t i o n o f small f i r m s t o employment growth. 

The p a t t e r n o f p r o v i s i o n 
An examination o f n a t i o n a l f l o o r s p a c e data revealed t h a t i n 1976 

u n i t s o f l e s s than 500 sq.m. (5,382 s q . f t . ) represented 1 1 % o f t h a t 
year's new f a c t o r y space i n England: by 1981 t h i s p r o p o r t i o n had almost 
doubled. Between 1976-1981, 19.2 m i l l i o n s q . f t . was added t o the stock 
o f small premises (an increase o f 16%). Of t h i s new development, by 
f a r the g r e a t e s t c o n t r i b u t i o n has been made i n the form o f p u b l i c 
s p e c u l a t i v e p r o v i s i o n . The combined a c t i v i t y o f l o c a l a u t h o r i t i e s , 
New Towns, E n g l i s h Estates and the Development Commission has made 
an estimated c o n t r i b u t i o n o f 75% t o the growth o f the stock o f i n d u s t 
r i a l f l o o r s p a c e i n new small u n i t s . 

The emphasis i n the responses o f l o c a l a u t h o r i t i e s t o recent 
economic d e c l i n e and r i s i n g unemployment has been concentrated on the 
supply o f p h y s i c a l i n f r a s t r u c t u r e f o r i n d u s t r i a l development. The 
survey o f E n g l i s h l o c a l a u t h o r i t i e s and New Towns (see Chapters Three 
t o Five) found t h a t the p r e c i s e l e v e l o f a c t i v i t y has v a r i e d according 
t o the type o f a u t h o r i t y (Table 9.1). Over 90% o f m e t r o p o l i t a n borough 
c o u n c i l s have b u i l t s m a l l u n i t s , as have a l l the m e t r o p o l i t a n counties 
except t h e West Midlands which remains s c e p t i c a l about s m a l l - f i r m 
p o l i c i e s . Even i n London, where the p r i v a t e s e c t o r has shown a g r e a t e r 
w i l l i n g n e s s t o i n v e s t , t w o - t h i r d s o f boroughs have sup p l i e d small 
premises. 

TABLE 9.1 
S m a l l - u n i t p r o v i s i o n by type o f a u t h o r i t y 

Type of authority % active Mean no. of u i i t s % of total provisicn 
CoLTTty cotncil 42 49 9 District cotncils 49 26 44 
E^etropolitan BQ3 92 51 17 Lcnctan BOs 66 49 15 New ToMTs 82 106 15 
A l l authorities 54 37 100 
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The more a c t i v e and d i r e c t involvement o f l o c a l a u t h o r i t i e s i n 
i n d u s t r i a l development has drawn them i n t o c l o s e r and more complex 
r e l a t i o n s h i p s w i t h p r i v a t e developers and f i n a n c i a l i n s t i t u t i o n s . 
\tfhereas f o r l a r g e r i n d u s t r i a l p r o j e c t s a u t h o r i t i e s have t r a d i t i o n a l l y 
disposed o f lan d f r e e h o l d or on l o n g leasehold, the p r o v i s i o n o f small 
i n d u s t r i a l premises r e q u i r e d a more a c t i v e r o l e i n the development 
process. F i n a n c i a l i n s t i t u t i o n s ' p a r t i c i p a t i o n i n the s p e c u l a t i v e 
b u i l d i n g o f s m a l l f a c t o r i e s has o f t e n depended on a l o c a l - a u t h o r i t y 
guarantee o f the r e n t a l s on the completed u n i t s . Under these leaseback 
arrangements, the employment o b j e c t i v e s o f l o c a l a u t h o r i t i e s (and New 
Towns) are pursued a t the expense o f lower f i n a n c i a l r e t u r n s compared 
w i t h s o l e developments but they nonetheless became popular f o l l o w i n g 
i n c r e a s i n g r e s t r i c t i o n s on l o c a l - a u t h o r i t y c a p i t a l resources. O v e r a l l , 
o n e - t h i r d o f the survey premises were found to be i n p a r t n e r s h i p schemes 
w i t h the p r i v a t e s e c t o r . R e f l e c t i n g the i n s t i t u t i o n s demand f o r 
p r o p e r t y w i t h prospects o f high r e n t a l growth, these j o i n t developments 
are p a r t i c u l a r l y c h a r a c t e r i s t i c o f a u t h o r i t i e s i n the southern and 
c e n t r a l p a r t s o f the country. 

The Government's i n n e r - c i t y programme has encouraged above-average 
p r o v i s i o n i n the major c i t i e s , and v i r t u a l l y a l l the designated 
a u t h o r i t i e s have been p r o v i d e r s . Most o f the New Towns have also been 
a c t i v e b u t by c o n t r a s t the f i g u r e drops t o below 50% f o r both the county 
and d i s t r i c t c o u n c i l s . County c o u n c i l s are p r i m a r i l y concerned w i t h 
issues t h a t have a s t r a t e g i c importance f o r the whole o f t h e i r area, 
and v / h i l s t i n the past they have b u i l t l a r g e s p e c u l a t i v e premises, 
s m a l l - f a c t o r y p r o v i s i o n has g e n e r a l l y not been viewed as a county 
r e s p o n s i b i l i t y . Amongst d i s t r i c t c o u n c i l s , the p a t t e r n o f p r o v i s i o n 
has v a r i e d s p a t i a l l y w i t h two l a r g e au?eas o f i n a c t i v i t y , one i n the 
prosperous South East o u t s i d e London and the other i n a mainly r u r a l 
beind from Cumbria, through Y o r k s h i r e t o Humberside. 

The survey revealed a c o n c e n t r a t i o n o f p r o v i s i o n i n the l a r g e r 
towns and c i t i e s , but t h e r e i s no simple u r b a n / r u r a l dichotomy i n the 
p a t t e r n o f a c t i v i t y . Indeed amongst a c t i v e urban and r u r a l a u t h o r i t i e s 
average p r o v i s i o n per head o f p o p u l a t i o n i s very s i m i l a r . P r o v i s i o n 
has c l e a r l y not been t i g h t l y t a r g e t t e d or concentrated on the problem 
re g i o n s . Often i t would appear t h a t d e c i s i o n s t o supply premises have 
been i n f l u e n c e d by the views o f i n d i v i d u a l o f f i c e r s and the i n t e r n a l 
o r g a n i s a t i o n o f a u t h o r i t i e s . P o l i t i c a l l y , Labour c o u n c i l s tend to 
be the most committed t o i n t e r v e n t i o n i n the l o c a l economy, but many 
Conservative a u t h o r i t i e s now a l s o have l a r g e f a c t o r y programmes. For 
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l o c a l a u t h o r i t i e s , the implementation o f s m a l l - f a c t o r y schemes r e q u i r e s 
the c o l l a b o r a t i o n o f o f f i c e r s connected w i t h f i n a n c e , e s t a t e management, 
p l a n n i n g and i n d u s t r i a l development. The e x t e n t o f a c t i v i t y may, i n 
p a r t , be e x p l a i n e d by the success i n u n i t i n g these t r a d i t i o n a l l y 
separate departments and p a r t i c u l a r l y i n overcoming the t y p i c a l l y more 
ca u t i o u s approach o f e s t a t e departments. But o v e r a l l i t i s c l e a r t h a t 
we are s t i l l f a r from a complete understanding o f the complex processes 
by which economic problems and issues are t r a n s l a t e d i n t o l o c a l a c t i o n . 

The Development Commission's f a c t o r y programme ( o u t l i n e d i n Chapter 
S i x ) has been on a much s m a l l e r s c a l e , c o n t r i b u t i n g about 6% o f the new 
i n d u s t r i a l f l o o r s p a c e i n small u n i t s - I n the small towns and remoter 
r u r a l areas where the Commission operates, t h i s p r o v i s i o n i s nonethe
l e s s o f importance. The Development Commission's f a c t o r y programme 
commenced on a s i g n i f i c a n t scale i n the mid-1970s when i t was conceived 
as a means o f stemming r u r a l d e p o p u l a t i o n . By 1982 i t s p o r t f o l i o had 
grown t o over 550 small premises. 

As a r e s u l t o f a number o f t r e n d s i n r u r a l areas, the Commission 
has redrawn i t s g u i d e l i n e s f o r areas e l i g i b l e f o r f a c t o r y assistance. 
During the 1970s many o f the r u r a l areas a s s i s t e d by the Commission 
were a c t u a l l y i n c r e a s i n g i n p o p u l a t i o n and i t s a c t i v i t i e s were c r i t i c 
i s e d as b e i n g a programme i n search o f a p o l i c y ( W i l l i a m s 1983). A 
government review o f the Commission has l e d t o the agency being em
powered t o d e f i n e i t s own Rural Development Areas. The major s i g n i 
f i c a n c e o f t h i s change was t o widen the b a s i s f o r Development Commission 
a c t i o n as the a c t u a l p r i o r i t y areas f o r f a c t o r y investment were l a r g e l y 
unchanged. Problems o f unemployment, unfavourable p o p u l a t i o n and 
employment s t r u c t u r e s and a c c e s s i b i l i t y are now addressed by the 
Commission-

E n g l i s h Estates' programme on b e h a l f o f the Department o f I n d u s t r y 
c o n t r i b u t e d approximately 3% o f the new f l o o r s p a c e b u i l t betv/een 1976 
t o 1981. The s p a t i a l d i s t r i b u t i o n o f these u n i t s i s r e l a t e d t o the 
geography o f unemployment i n the A s s i s t e d Areas, w i t h major concent
r a t i o n s i n the North East and Merseyside and secondary conc e n t r a t i o n s 
i n i n d u s t r i a l Yorkshire and V^est Cumbria. Since 1980, E n g l i s h Estates 
has been r e s p o n s i b l e f o r d e v i s i n g i t s own investment s t r a t e g y r a t h e r 
than implementing a programme devised by the government. The p l a n n i n g 
o f the b u i l d i n g programme i s now on a more formal basis i n c l u d i n g a 
requirement t o earn s p e c i f i e d r a t e s o f r e t u r n . Given an i n c r e a s i n g 
d i f f i c u l t y i n l e t t i n g l a r g e f a c t o r i e s , t h e r e has been a s w i t c h i n favour 
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o f small f a c t o r i e s . By 1982 over 60% o f the agency's t o t a l p o r t f o l i o 
(occupied and vacant) o f 2,100 f a c t o r i e s was i n small u n i t s , compared 
w i t h 6% i n 1975. This p r o v i s i o n , and more recent a c t i v i t y , has d i v e r 
s i f i e d t h e spread o f E n g l i s h Estates' investment w i t h l a r g e numbers 
o f new f a c t o r i e s l o c a t e d i n North V/est Lancashire, Yorkshire and 
Humberside and the south west. A s i g n i f i c a n t c o n t r i b u t i o n t o t h i s 
growth has been made by the "Beehive" workshop programme organised 
j o i n t l y w i t h p r i v a t e f u n d i n g i n s t i t u t i o n s . 

The examination o f p r i v a t e - s e c t o r agencies (Chapter Seven) h i g h 
l i g h t e d t h e increase i n investment by f i n a n c i a l i n s t i t u t i o n s 
p r i m a r i l y insurance companies and pension funds - i n f i n a n c i n g i n d u s t 
r i a l p r o p e r t y development. But d e s p i t e the o v e r a l l growth i n t h i s 
investment, i t remains l i m i t e d l a r g e l y t o a narrow d e f i n i t i o n o f "prime" 
p r o p e r t y . The s p a t i a l , p h y s i c a l and t e n u r i a l c o n d i t i o n s imposed by 
the major funds has produced two d i s t r i c t p r o p e r t y markets: a small 
market o f prime p r o p e r t i e s f o r which there i s an over-supply o f finance 
and a l a r g e r market f o r non-prime p r o p e r t i e s f o r which there i s a 
s c a r c i t y o f funds. T y p i c a l l y , o u t s i d e the south east, p r i v a t e specul
a t i v e p r o v i s i o n o f small f a c t o r i e s r e l i e s upon an a l t e r n a t i v e f i n a n c i a l 
system made up o f a combination o f p u b l i c - s e c t o r i n c e n t i v e s ( t a x 
concessions and r e n t a l guarantees) and p r i v a t e - s e c t o r funding from 
s m a l l e r pension funds and l o c a l development funds. 

The I n d u s t r i a l B u i l d i n g Allowance has been a p a r t i c u l a r l y important 
i n f l u e n c e encouraging l a r g e numbers o f small-scale development companies 
t o enter t h e market f o r the f i r s t time. This i n c e n t i v e was introduced 
a t a time when l o c a l - a u t h o r i t y f i n a n c i a l resources f o r c a p i t a l p r o j e c t s 
v/ar̂ - being reduced. Thus the emphasis i n p r o v i s i o n has switched some
what from d i r e c t p u b l i c p r o v i s i o n i n favour o f p u b l i c subsidies t o 
p r i v a t e developers. V/ithin the p u b l i c s e c t o r , however, there has been 
i n c r e a s i n g p r o v i s i o n by E n g l i s h Estates: i n the two years 1982-1984 
i t completed ow^ one m i l l i o n square f e e t o f small i n d u s t r i a l f l o o r s p a c e , 
i n c r e a s i n g by o n e - t h i r d the stock o f t h i s accommodation financed by 
the Department o f I n d u s t r y ( E n g l i s h Estates 1984), Thus a review o f 
the p e r i o d 1981-1985 would r e v e a l t h a t p r i v a t e developers and English 
Estates are f a r more impo r t a n t b u i l d e r s compared w i t h the years examined 
i n t h i s study. 

Property a l l o c a t i o n 
Local a u t h o r i t i e s and New Towns aim t o promote employment i n t h e i r 

s m a l l f a c t o r i e s through management terms t h a t are designed t o minimise 
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the f i n a n c i a l commitment from t e n a n t s . Leases are t y p i c a l l y o f 5 years 
or s h o r t e r , w i t h terms o f 21 years o r over almost l i m i t e d t o a few 
a u t h o r i t i e s i n the south east. Although most a u t h o r i t i e s s t a t e t h a t 
t h e i r r e n t s are f i x e d a t meu^ket l e v e l s , t h i s may o f t e n imply some 
element o f p u b l i c subsidy as s m a l l businesses are r e l u c t a n t t o pay 
h i g h r e n t a l s . One k i n d o f "non-commercial" p r a c t i c e now common i s 
t o o f f e r r e n t a l concessions d u r i n g the ecu-ly p e r i o d o f a tenancy. 

There i s a general preference amongst l o c a l a u t h o r i t i e s and New 
Towns t o l e t u n i t s t o manufacturing f i r m s , but i n few cases are u n i t s 
reserved e x c l u s i v e l y f o r such t e n a n t s . At a time when the demand f o r 
new premises has d e c l i n e d r e l a t i v e t o supply, s e l e c t i o n procedures 
have been moderated t o widen the a v a i l a b i l i t y o f accommodation. 
S i m i l a r l y , w h i l e e s t a t e managers g i v e p r i o r i t y t o f i r m s w i t h good 
employment prospects, j o b t a r g e t s or minimum employment d e n s i t i e s are 
r a r e l y s e t . The d e t a i l w i t h which the f i n a n c i a l s e c u r i t y o f a p p l i c a n t s 
i s assessed v a r i e s according t o whether estates or p l a n n i n g o f f i c i a l s 
undertake the i n v e s t i g a t i o n . Estates o f f i c e r s , through a keener sense 
o f f i n a n c i a l a c c o u n t a b i l i t y , operate the most comprehensive screening 
procedures. Nonetheless, i t i s c l e a r t h a t the f i n a n c i a l i n v e s t i g a t i o n 
o f tenants i s less r i g o r o u s than t h a t o p e r a t i n g i n the p r i v a t e sector; 
o nly o n e - f i f t h o f a u t h o r i t i e s r egard a good f i n a n c i a l s t a n d i n g as an 
e s s e n t i a l p r e r e q u i s i t e f o r a tenancy and many are c l e a r l y prepared 
t o accept secondary covenants. 

I n c o n t r a s t the o u t s t a n d i n g f e a t u r e o f the management o f the 
Development Commission's f a c t o r y s t o c k i s the d e t a i l w i t h which tenants' 
business records and prospects are assessed. For example, a l l a p p l i 
cants are r e q u i r e d t o produce d e t a i l e d business plans showing how a 
tenancy w i l l c o n t r i b u t e t o the development o f t h e i r company. I n 
a d d i t i o n , past accounts and a f u l l t r a d i n g h i s t o r y are sought as f u r t h e r 
evidence o f the f i r m ' s v i a b i l i t y and need f o r new premises. Thus, 
although lease l e n g t h s and r e n t a l terms are s i m i l a r t o l o c a l auth
o r i t i e s , the p r o p o r t i o n o f r e j e c t e d a p p l i c a n t s i s g r e a t e r r e f l e c t i n g 
the search f o r f i r m s w i t h b e t t e r covenants. 

E n g l i s h Estates has t r a d i t i o n a l l y reserved t h e i r f a c t o r i e s f o r 
new branch plaints o r companies t r a n s f e r r i n g i n t o the A s s i s t e d Areas. 
Since 1980 the p r i o r i t y i s to g e t u n i t s l e t as r a p i d l y as p o s s i b l e . 
I t i s , f o r example, no longer a requirement t h a t tenants be engaged 
i n manufacturing and f i r m s r e l o c a t i n g over s h o r t distances w i t h i n the 
A s s i s t e d Areas are now e l i g i b l e . The f i n a n c i a l screening o f a p p l i c a n t s 
r e l i e s l a r g e l y on an examination o f p a s t accounts and bank references 
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and produces a lower r a t e o f r e j e c t i o n compared w i t h the Development 
Commission, I n c o n t r a s t E n g l i s h Estates' management terms tend t o 
be s t r i c t e r : t h e r e i s a minimum lease o f 6 years f o r u n i t s below 
3,500 s q . f t . w h i l e 24 years i s not uncommon f o r l a r g e r premises. The 
"Beehive" workshop programme does, however, provide very small units' 
on more f l e x i b l e management terms. 

Management and t e n a n t - s e l e c t i o n p o l i c i e s i n the p r i v a t e sector 
were e x p l o r e d through a small number o f case s t u d i e s . These g e n e r a l l y 
confirmed the well-known p r i o r i t i e s o f p r i v a t e - s e c t o r l a n d l o r d s t o 
s e l e c t t enants w i t h good f i n a n c i a l covenants, a successful business 
r e c o r d and which are prepared t o s i g n leases o f up t o 25 yeeu'S. There 
i s , however, some evidence o f a s o f t e n i n g o f management p r a c t i c e s where 
sm a l l e r u n i t s are i n v o l v e d , a l t h o u g h t h i s o f t e n depends on a p u b l i c -
s e c t o r r e n t a l guarantee. Issues r e l a t e d t o the type o f business 
a c t i v i t y and employment are not taken i n t o account, except t h a t noxious 
and o t h e r bad-neighbour i n d u s t r i e s are excluded. But i n t h i s respect 
t h e r e i s r e l a t i v e l y l i t t l e d i f f e r e n c e between any o f the agencies 
examined i n the study. 

A survey o f the occupants o f t w o - t h i r d s o f the new small premises 
i n Cornwall found t h a t the c h a r a c t e r o f the tenants v a r i e d according 
t o the s i z e o f the u n i t and the e s t a t e management p o l i c i e s o f the 
p r o v i d i n g agency. For example, s m a l l f l o o r areas, s h o r t - t e r m leases 
and l e n i e n t s e l e c t i o n procedures (as w i t h the l o c a l a u t h o r i t y and 
Beehive workshops) a t t r a c t e d h i g h p r o p o r t i o n s o f new, l o c a l businesses. 
S i m i l a r l y , the p r i v a t e u n i t s being l e t p u r e l y on commercial grounds, 
v/ere the o n l y new f a c t o r i e s w i t h a preponderance o f s e r v i c e a c t i v i t i e s . 

But g e n e r a l l y the Cornish case study found t h a t management c r i t e r i a 
are not r i g o r o u s l y enforced. Although key c r i t e r i a ( f o r example, the 
type o f e n t e r p r i s e , i t s f i n a n c i a l s t a t u s and business p o t e n t i a l ) are 
maintained, o t h e r preferences may be compromised ( f o r example, whether 
f i r m s are new or e s t a b l i s h e d v e n t u r e s ) . I n broad terms, an e s t a b l i s h e d 
manufacturing f i r m , employing about h a l f a dozen workers and which 
has moved t o a new u n i t from another p a r t o f Cornwall, c h a r a c t e r i s e s 
the t y p i c a l f e a t u r e s o f most f a c t o r y tenants i n the county. 

9.2 CONCEPTUAL ISSUES 
Having summarised the main survey f i n d i n g s , t h i s s e c t i o n seeks 

t o place these f i n d i n g s and the o v e r a l l research approach w i t h i n a 
r a t h e r broader conceptual framework. The argument was o u t l i n e d i n 
the i n t r o d u c t i o n t o t h i s study t h a t a f u l l e x p l a n a t i o n o f i n d u s t r i a l 
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l o c a t i o n p a t t e r n s must take account o f the s i g n i f i c a n c e o f p r o p e r t y 
c o n s i d e r a t i o n s and the workings o f the p r o p e r t y market. Focussing 
a t t e n t i o n , f o r example, on the c o s t s f a c i n g f i r m s may r e v e a l t h a t some 
l o c a t i o n s are more p r o f i t a b l e than o t h e r s , but unless space i s a v a i l 
able t o accommodate a d d i t i o n a l p r o d u c t i o n i n t h a t l o c a t i o n , f i n a n c i a l 
advantages may not be t r a n s l a t e d i n t o l o c a t i o n d e c i s i o n s . I n r e t u r n i n g 
t o t h i s wider theme, th r e e issues are concentrated upon i n t h i s s e c t i o n : 

( i ) how f a r p r o p e r t y i n f l u e n c e s the s p a t i a l p a t t e r n o f business; 
( i i ) how f a r the p r o v i s i o n o f new p r o p e r t y i s a response t o demand; 

( i i i ) how f a r developers o f new p r o p e r t y create sub-markets. 

Property and the s p a t i a l p a t t e r n o f a c t i v i t y 
I n c o n s i d e r i n g the importance o f the p r o p e r t y stock i n e x p l a i n i n g 

g e o g r a p h i c a l c o n t r a s t s i n the l e v e l and nature o f economic a c t i v i t y , 
i t must be recognised t h a t a supply o f a v a i l a b l e premises i s not by 
i t s e l f a s u f f i c i e n t c o n d i t i o n f o r i n d u s t r i a l development. F a c t o r i e s 
permit growth, but they do not cause i t . Moreover, fo c u s s i n g a t t e n t i o n 
on the supply o f new accommodation ignores the f a c t t h a t most i n d u s t r i a l 
establishments occupy o l d p r o p e r t y . The s m a l l - f i r m s * i n d u s t r i a l 
p r o p e r t y market i s e x c e p t i o n a l i n the e x t e n t o f new p r o v i s i o n . 
But, even f o l l o w i n g 5 years o f a c c e l e r a t i n g development, by 1981 j u s t 
16% o f i n d u s t r i a l f l o o r s p a c e was i n new u n i t s b u i l t d u r i n g the study 
p e r i o d . The m a j o r i t y o f p r o p e r t y t r a n s f e r s are accorrunodated w i t h i n 
the l a r g e market f o r "second-hand" p r o p e r t i e s . W i t h i n the s m a l l - f i r m s ' 
s e c t o r , two c h a r a c t e r i s t i c s f u r t h e r reduce the e x t e n t t o which s p a t i a l 
c o n t r a s t s i n new p r o p e r t y supply can e x p l a i n area-wide l o c a t i o n 
p a t t e r n s . F i r s t , the search area i s t y p i c a l l y very constrained w i t h 
most smal l businesses w i s h i n g t o remain w i t h i n the area o f t h e i r o r i g i n . 
Thus s m a l l businesses tend t o compromise t h e i r p r o p e r t y s e l e c t i o n s 
r a t h e r t h a n t r a n s f e r l o n g d i s t a n c e s . Second, the a v a i l a b i l i t y o f cheap, 
o l d premises i s more impo r t a n t f o r new f i r m f o r m a t i o n than modern, 
purpose-designed accommodation. 

Over the l o n g - r u n , p e r s i s t e n t v a r i a t i o n s i n p r o p e r t y supply may 
i n f l u e n c e f i r m performance by r e d u c i n g the o p p o r t u n i t i e s f o r expansion. 
Here the supply o f new premises i s d i r e c t l y important f o r the businesses 
occupying them, and f o r " f a c i l i t a t i n g the release o f o l d e r premises 
f o r newer f i r m s . This study, however, found t h a t p r o v i s i o n was high 
i n a l l r e g i o n s and b r o a d l y i n l i n e w i t h p a t t e r n s o f i n d u s t r i a l a c t i v i t y . 
There are s p a t i a l c o n t r a s t s i n the developers r e s p o n s i b l e f o r the new 
supply, p u b l i c agencies being g e n e r a l l y more s i g n i f i c a n t i n the Assisted 
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Areas. But such c o n t r a s t s are Tar from c o n s i s t e n t and u n l i k e l y t o 
induce l o n g - d i s t a n c e t r a n s f e r s , not l e a s t because small businesses 
are probably not aware o f d i f f e r e n c e s i n tenure and a l l o c a t i o n p ro
cedures between agencies. 

But i f v a r i a t i o n s i n new s m a l l - f a c t o r y b u i l d i n g are not a s i g n 
i f i c a n t i n f l u e n c e on broad s p a t i a l c o n t r a s t s i n business a c t i v i t y , 
the same i s n o t t r u e o f p r e c i s e l o c a t i o n and s i t e - s e l e c t i o n d e c i s i o n s . 
I n s e l e c t i n g s i t e s , most small f i r m s are constrained by an o p p o r t u n i t y 
s e t c o n s i s t i n g o f only a l i m i t e d number o f p r o p e r t i e s , namely those 
which are on o f f e r and which (though perhaps not meeting a l l the f i r m ' s 
p r e f e r e n c e s ) are nonetheless b r o a d l y acceptable. The number o f vacant 
premises i s g e n e r a l l y a small p r o p o r t i o n o f the p r o p e r t y stock and 
so new premises e n t e r i n g the market are l i k e l y t o form an important 
component o f the l o c a l l y a v a i l a b l e space. Moreover, new f a c t o r i e s 
are s u i t e d t o o n l y a l i m i t e d range o f e n t e r p r i s e s able to pay r e l a t i v e l y 
h i g h r e n t a l s and t y p i c a l l y w i t h s e v e r a l years t r a d i n g experience. 
For these businesses, r e a d i l y a v a i l a b l e new accommodation i s a key 
i n f l u e n c e on t h e i r r e l o c a t i o n d e c i s i o n w i t h i n t h e i r t i g h t l y - d r a w n 
p r o p e r t y - s e a r c h areas. 

Thus, i n response t o the q u e s t i o n "how f a r do p r o p e r t y developers 
i n i t i a t e i n d u s t r i a l change as a g a i n s t merely accommodating i t ? " the 
p r e c i s e answer depends p a r t l y on the geographical scale under consider
a t i o n . E x p l a n a t i o n s o f s i t e s must alv/ays take account o f p r o p e r t y 
a v a i l a b i l i t y , but p r o p e r t y supply sheds considerably less l i g h t on 
r e g i o n a l - l e v e l p a t t e r n s . I n general terms, only f o o t l o o s e f i r m s can 
a l l o w i t s s i t e and p r o p e r t y needs t o c o n t r o l the s e l e c t i o n o f i t s 
l o c a t i o n and such e n t e r p r i s e s are comparatively r a r e i n the s m a l l - f i r m 
s e c t o r . T h i s conclusion should n o t , however, undervalue the wider 
importance o f i n d u s t r i a l p r o p e r t y c o n s i d e r a t i o n s f o r I n d u s t r i a l 
Geography. W i t h i n the l a r g e r stock o f i n d u s t r i a l premises ( f o r a l l 
s i z e s o f business) are important s p a t i a l c o n t r a s t s i n the a v a i l a b i l i t y 
and s u i t a b i l i t y o f accommodation t h a t have, f o r example, been shown 
t o be a p r i n c i p a l i n f l u e n c e on the p a t t e r n o f economic d e c l i n e i n the 
conurbations ( F o t h e r g i l l e t a l 1984). New f a c t o r i e s are o b v i o u s l y 
a minor component o f i n d u s t r i a l space and, t h e r e f o r e , can only e x p l a i n 
p a r t o f the geography o f i n d u s t r i a l a c t i v i t y . 

P r operty supply and demand 
The s p e c u l a t i v e p r o v i s i o n o f new p r o p e r t y i n an area i s not an 

independent or autonomous process, since i t i s o f t e n a response to 
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as w e l l as a c o n t r i b u t o r towards l o c a l economic p o t e n t i a l . I f supply 
i s c o n t r o l l e d l a r g e l y by the p a t t e r n o f demand, then arguably the 
l o c a t i o n a l preferences o f businesses are o f paramount importance i n 
shaping t h e investment d e c i s i o n s o f developers. But i n p r a c t i c e accomm
od a t i o n supply and demand are f a r from p e r f e c t l y matched. I n respect 
o f a l l t h e agencies considered t h e r e was l i t t l e evidence o f p r o v i s i o n 
being based on market s t u d i e s o f the nature o f l o c a l p r o p e r t y needs. 
Developers r e l y on t h e i r own i n t e r p r e t a t i o n s o f market trends ( o r on 
i n f o r m a t i o n passed t o them by market p r o f e s s i o n a l s ) and these have 
not f u l l y r e f l e c t e d the preferences o f f i r m s . I n terms o f the p h y s i c a l 
c h a r a c t e r o f b u i l d i n g s , f o r example, developers have tended t o b u i l d 
t oo l a r g e and t o o expensive f o r the needs o f many small businesses. 

The motives f o r l o c a l - a u t h o r i t y p r o v i s i o n are p r i m a r i l y t o combat 
l o c a l economic d e c l i n e and r i s i n g unemployment, r a t h e r than t o make-up 
pr o p e r t y shortages. Moreover, i n t e r e s t i n economic development i s 
a recent phenomenon and a u t h o r i t i e s have d i f f e r e d i n t h e i r view o f 
i t as a l e g i t i m a t e area f o r l o c a l i n t e r v e n t i o n . The a v a i l a b i l i t y o f 
c a p i t a l funds has been a key i n f l u e n c e on the scale and nature o f l o c a l -
a u t h o r i t y involvement i n f a c t o r y b u i l d i n g . Possibly e q u a l l y s i g n i 
f i c a n t has been the e x t e n t t o which t r a d i t i o n a l l y separate departments 
can be c o o r d i n a t e d t o implement a f a c t o r y programme. Supply i s , 
t h e r e f o r e , f a r from simply a response t o v a r i a t i o n s i n the s t r e n g t h 
( o r p e r c e i v e d s t r e n g t h ) o f l o c a l demand. 

The same c o n c l u s i o n broadly a p p l i e s t o the Development Commission 
and E n g l i s h E s t a t e s . Both these agencies seek t o d e f l e c t l o c a t i o n 
p a t t e r n s i n p u r s u i t o f p u b l i c p o l i c y goals, r a t h e r than p a s s i v e l y 
accommodating e x i s t i n g demand. The Commission's o b j e c t i v e o f a s s i s t i n g 
remoter r u r a l areas o f t e n leads t o f a c t o r i e s remaining vacant f o r a 
c o n s i d e r a b l e l e n g t h o f time. E n g l i s h Estates has become more market 
o r i e n t a t e d with new p r o v i s i o n c o n t r o l l e d p a r t l y by the l e v e l and chara
c t e r o f vacancies i n t h e i r e x i s t i n g p r o p e r t y stock. But Eng l i s h Estates 
i n v e s t s i n areas o f u n c e r t a i n demand and the general approach i s t o 
ensure a s u r p l u s o f accommodation i s always a v a i l a b l e , r a t h e r than 
s u p p l y i n g t o s a t i s f y c u r r e n t demand. Thus t o understand the s p a t i a l 
p a t t e r n o f the Commission's and E n g l i s h Estates' p r o v i s i o n p r i m a r i l y 
r e q u i r e s knowledge o f t h e i r o r g a n i s a t i o n and o b j e c t i v e s r a t h e r than 
v a r i a t i o n s i n demand. 

W i t h i n the p r i v a t e s e c t o r , the supply o f new premises has t o be 
considered s e p a r a t e l y according t o the type o f developer i n v o l v e d . 
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I t i s t h e e x p e c t a t i o n o f demand, r a t h e r than demand i t s e l f t h a t 
s t i m u l a t e s i n s t i t u t i o n a l investment. The major funds supply u n i t s 
where demand i s E u i t i c i p a t e d t o operate a t a high l e v e l r e l a t i v e t o 
supply, e n a b l i n g l a r g e upward r e n t reviews. R e f l e c t i n g past experience, 
i n s t i t u t i o n a l investment d i s p l a y s a s t r o n g i n e r t i a t o remain i n the 
south e a s t , c l o s e t o the c e n t r e o f t h e i r o p e r a t i o n s . But a c t u a l 
i n d u s t r i a l performance has not been e n t i r e l y c o n s i s t e n t w i t h the 
assessment made by the funds, Psirts o f Scotland have, f o r example, 
achieved p a r t i c u l a r l y h i g h r e n t a l growth w h i l e an over-supply o f 
p r o p e r t y has been r e p o r t e d i n p a r t s o f the Home Counties. The claims 
on land f o r i n s t i t u t i o n a l investment i n i n d u s t r i a l space i n the most 
favoured l o c a t i o n s now clouds the issue o f whether there i s a r e a l 
demand f o r t h a t space from entrepreneurs. 

The second component o f p r i v a t e s p e c u l a t i v e p r o v i s i o n i s t h a t 
by development companies and s m a l l e r - s c a l e f u n d i n g bodies. This i n v e s t 
ment has tended t o be more market o r i e n t a t e d w i t h supply designed to 
s a t i s f y l o c a l market niches. The i n f o r m a t i o n source on which these 
dec i s i o n s are based i s , however, haphazard. Few development companies 
employ s p e c i a l i s t s i n i d e n t i f y i n g investment o p p o r t u n i t i e s , r a t h e r 
r e l i a n c e i s t y p i c a l l y placed on d e t a i l s r e c e i v e d from e s t a t e agents 
which p r o v i d e o n l y a p a r t i a l i n d i c a t i o n o f the p a t t e r n o f demand. 

O v e r a l l , t h e r e f o r e , p r o p e r t y supply may be viewed as an independent 
v a r i a b l e i n the s p a t i a l p a t t e r n o f i n d u s t r i a l a c t i v i t y . Developers 
a c t as i n t e r p r e t e r s o f i n d u s t r i e s ' changing l o c a t i o n a l preferences 
and demands, shaping the e v o l v i n g i n d u s t r i a l landscape and f a s h i o n i n g 
the prospectus from which s i t e s e l e c t i o n s are made. 

New p r o p e r t y and sub-markets 
At t h e o u t s e t o f t h i s research i t was suggested t h a t the urban 

m a n a g e r i a l i s t p e r s p e c t i v e o f f e r e d new i n s i g h t s i n t o the workings o f 
i n d u s t r i a l accommodation markets. The essence o f t h i s approach i s 
t h a t each type o f p r o p e r t y p r o v i d e r operates d i s t i n c t i v e e l i g i b i l i t y 
and a l l o c a t i o n p o l i c i e s t h a t lead t o the c r e a t i o n o f sub-markets, each 
w i t h separ'ate c h a r a c t e r i s t i c s . This s e c t i o n r e t u r n s t o t h i s theme 
and considers the e x t e n t t o which each developer provides accommodation 
f o r a r e l a t i v e l y homogenous c l u s t e r o f s m a l l f i r m s t h a t could not e a s i l y 
t r a n s f e r i n t o another sub-market. 

As a l r e a d y emphasised, the s t r o n g e s t d i f f e r e n c e was found between 
the p r i v a t e and p u b l i c s e c t o r as a whole. P r i v a t e - s e c t o r p r o p e r t y 
i s l e t on a p u r e l y commercial b a s i s , w i t h u n i t s l a r g e l y reserved f o r 
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w e l l - e s t a b l i s h e d e n t e r p r i s e s t h a t can demonstrate long-term v i a b i l i t y . 
Moreover, t h i s sub-market e x i s t s not o n l y i n terms of the character 
o f occupants, b u t a l s o i n space. P r i v a t e developers b u i l d i n the more 
prosperous c i t i e s and tovms, and w i t h i n settlements s i t e s a d j o i n i n g 
the p r i n c i p a l communication l i n k s are sought. 

W i t h i n the p u b l i c s e c t o r , the d i f f e r e n c e s between agencies are 
less c l e a r . Although each agency has s p a t i a l p r i o r i t i e s , a c t u a l 
p a t t e r n s o f p r o v i s i o n tend t o merge i n t o one another. I n terms o f 
the two p r i n c i p a l aspects o f the t e n a n t - s e l e c t i o n process, namely the 
i n v e s t i g a t i o n o f the a p p l i c a n t ' s f i n a n c i a l v i a b i l i t y and the range 
o f e n t e r p r i s e s p r e f e r r e d , the a d m i t t e d l y somewhat crude typology 
i l l u s t r a t e d i n Figure 9.1 may be d e r i v e d . At one end o f the spectrum 
i s the Development Commission which operates a comprehensive f i n a n c i a l 
i n v e s t i g a t i o n and o f t e n seeks t o l i m i t tenancies to f i r m s w i t h good 
e x p e c t a t i o n s o f employment growth. I n c o n t r a s t l o c a l a u t h o r i t i e s , 
Mew Towns and E n g l i s h Estates tend t o be more f l e x i b i l e on both 
accounts. The p a r t n e r s h i p u n i t s occupy an i n t e r m e d i a t e p o s i t i o n being 
associated w i t h a minimum f i n a n c i a l screening but v;ith the o b j e c t i v e 
o f l e t t i n g u n i t s t o new businesses w i t h an expanding market. 

FIGURE 9.1 
Typology o f f a c t o r y - p r o v i d i n g agencies 

Tenant 
preferences 

Pri o r i t i e s 
established 

Flexible 

F i n a n c i a l screening 
Ri^arous Flexible 

QigliKh Estates/Private 
Development Ccrnrdssian partnerships 

Private sector Local authorities, New 
TcwTs and Qnglish 
Estates 

But t h e r e a l i t y o f the market i n r e c e n t years i s t h a t a l l p u b l i c 
agencies (and t o a l e s s e r e x t e n t p r i v a t e developers) have r e l a x e d t h e i r 
v e t t i n g procedures producing a c o n s i d e r a b l e s i m i l a r i t y i n the types 
o f e n t e r p r i s e associated w i t h each developer i n the p u b l i c s e c t o r . 
Most e s t a t e managers a c t as s a t i s f i c e r s , accepting the f i r s t a p p l i c a n t 
who b r o a d l y f u l f i l l s t h e i r o b j e c t i v e s r a t h e r than experience p o t e n t 
i a l l y long v o i d p e r i o d s . 

The absence o f a more s t r o n g l y d i f f e r e n t i a t e d market has been 
accentuated by the tendency t o supply s i m i l a r types o f p r o p e r t y . 
But there are a l s o long-term trends l e a d i n g t o an i n c r e a s i n g convergence 
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i n the s m a l l - f i r m s ' i n d u s t r i a l p r o p e r t y market. English Estates has 
a s t r o n g e r i n f l u e n c e over the Development Commission's programme and 
t h i s may encourage some f u r t h e r s t a n d a r d i s a t i o n o f management p r a c t i c e . 
I n a d d i t i o n , the more commercial approach being i n j e c t e d i n t o English 
Estates' programme w i l l strengthen t h e i r a f f i n i t y w i t h the p r i v a t e 
s e c t o r . Thus even should the demand f o r small u n i t s r i s e , t h i s may 
not lead t o more d i s t i n c t i v e sub-markets being created. 

But w h i l e t h i s study suggests t h a t the tenant p r o f i l e s o f p u b l i c 
agencies d i f f e r i n only r e l a t i v e l y minor respects, management and 
a l l o c a t i o n p o l i c i e s are nonetheless a s i g n i f i c a n t area f o r geographical 
enquiry. One aspect o f t h i s i s t o h i g h l i g h t the comparison between 
the p u b l i c and p r i v a t e s e c t o r s . I n a d d i t i o n , s t u d i e s i n the housing 
market have i l l u s t r a t e d t h a t p r o p e r t y management p o l i c i e s may have 
e f f e c t s d i f f e r e n t from those s t a t e d or intended, sind t h i s i s also t r u e 
f o r i n d u s t r i a l accommodation. For example, the case study o f 
Cornwall's new p r o v i s i o n revealed t h a t the r i g o r o u s f i n a n c i a l screening 
employed by the Development Commission can c o n f l i c t w i t h i t s aim o f 
s u p p o r t i n g new l o c a l l y - b a s e d e n t e r p r i s e s . S i m i l a r l y , the "Beehive" 
programme has been intended as an e n t r y p o i n t i n t o the p r o p e r t y market 
f o r f i r m s w i t h o u t a proven business r e c o r d , but o f t e n the u n i t s f a l l 
s h o r t o f t h i s o b j e c t i v e presumably because the h i g h r e n t a l s and r e q u i r e 
ment f o r f i n a n c i a l references deter some new e n t e r p r i s e s . Management 
p o l i c i e s , t h e r e f o r e , have consequences f o r the employment impact o f 
f a c t o r y programmes. This issue i s discussed f u r t h e r i n the f o l l o w i n g 
s e c t i o n which i d e n t i f i e s the key p o l i c y questions f o r p u b l i c p o l i c y 
a r i s i n g from t h i s study. 

9.3 POLICY CONSIDERATIONS 
The impact o f the massive p u b l i c investment i n small f a c t o r i e s 

i s d i f f i c u l t t o assess: f a c t o r i e s can help t o create jobs but i t i s 
not c l e a r how much o f t h i s employment would have been forthcoming 
w i t h o u t the new premises. Hodge and Whitby (1979) argue t h a t i t i s 
misleading f o r any a u t h o r i t y t o develop an i n d u s t r i a l e s t a t e and c l a i m 
t h a t a l l j o b s t h a t appear on t h a t e s t a t e have been created by t h a t 
a u t h o r i t y . The p r e c i s e c a l c u l a t i o n o f the number o f jobs which can 
be f a i r l y a s c r i b e d t o the new p r o p e r t y i s f r a u g h t w i t h methodological 
problems. Perhaps as a r e s u l t there has been l i t t l e d e t a i l e d research 
t o gauge the p o l i c y ' s employment consequences. I t was not the major 
o b j e c t i v e o f t h i s present research t o address t h i s issue, but because 
o f i t s s i g n i f i c a n c e and because o f the dearth o f e x i s t i n g research 
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i t i s perhaps u s e f u l t o provide some comments on t h i s s u b j e c t . 
I f we assume an average o f 6 workers per small u n i t (as i s 

c o n s i s t e n t w i t h the Cornish experience) then the t o t a l l o c a l a u t h o r i t y 
and New Town programmes may be accommodating approximately 35,000 t o 
40,000 persons. Given t h a t an average new f a c t o r y costs up t o £40,000 
t o c o n s t r u c t , t h i s represents an expenditure o f around £6,500 per j o b . 
But t h i s cannot be regarded as the c o s t t o l o c a l a u t h o r i t i e s o f c r e a t i n g 
new j o b s . Most o f the employment i s i n e s t a b l i s h e d companies, who 
may have c o n t i n u e d i n t h e i r previous premises or found a l t e r n a t i v e 
accommodation. I n Cornwall (and elsewhere, see Cameron e t a l 1982, 
Richeur^dson 1983), the major impact o f new p r o v i s i o n has been a r e 
d i s t r i b u t i o n between l o c a l areas i n the process o f which a s i g n i f i c a n t 
p r o p o r t i o n o f f i r m s take on a few a d d i t i o n a l workers ( w h i l e a smaller 
number shed l a b o u r ) . Of the t o t a l employment i n the Cornish u n i t s , 
40% had been generated since occupying t h e i r new premises. This 
expansion r e p r e s e n t s a more accurate impression o f the j o b gains which 
could be a t t r i b u t e d t o f a c t o r y programmes. 

T r a n s l a t e d t o the n a t i o n as a whole, t h i s i m p l i e s a more modest 
employment b e n e f i t i n the order o f 15,000 jobs a t a cost o f £16,500 
per person. T h i s assumes, however, t h a t the f i r m s expand w i t h no loss 
o f jobs amongst the e x i s t i n g p o p u l a t i o n o f f i r m s : where new f a c t o r i e s 
are occupied by businesses s e r v i n g p u r e l y l o c a l markets, net job gains 
are l i k e l y t o be reduced. More p o s i t i v e l y , the r e l o c a t i o n o f f i r m s 
i n new p r o p e r t i e s w i l l open up vacancies elsewhere i n the market, 
thereby i n i t i a t i n g a chain o f movement w i t h perhaps a number o f f i r m s 
b e n e f i t t i n g from more s u i t a b l e premises. 

A s l i g h t l y more accurate estimate can be made o f the employment 
impact o f the Development Commission's programme. Fa c t o r i e s occupied 
i n 1982 p r o v i d e d 4,170 jobs (Development Commission 1982) a t an aver
age d e n s i t y o f 2.85 workers f o r every 1,000 s q . f t . , t h e r e f o r e f a l l i n g 
s h o r t o f t h e i r j o b c r e a t i o n t a r g e t . With some 1,6 m i l l i o n square f e e t 
completed and occupied by the end o f March 1984, t o t a l a c t u a l employ
ment i s l i k e l y t o have been around 4,700 obco.;/\ea a t an estimated 
c o s t o f £32.5 m i l l i o n ( e q u i v a l e n t t o £7,000 per j o b ) . E n g l i s h Estates' 
p o r t f o l i o b u i l t f o r the Department o f Trade and I n d u s t r y and i n p a r t n e r 
ship w i t h the p r i v a t e s e c t o r provided an estimated 10,800 jobs i n 1984, 
assuming an average occupancy o f 6 workers per 2,500 s q . f t . o f f l o o r -
space ( a t a t o t a l c o s t i n the order o f £65 m i l l i o n or £6,000 per j o b ) . 
Of course, e x a c t l y the same caveats apply t o these employment f i g u r e s 
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as f o r l o c a l - a u t h o r i t y p r o v i s i o n . The most recent e v a l u a t i o n o f the 
Commission's programme, f o r example, found t h a t around h a l f o f the 
t o t a l j o b s e x i s t e d p r i o r t o the take-up o f new accommodation (JURUE 
1983b). 

A f u r t h e r d i f f i c u l t y i n i n t e r p r e t i n g the var i o u s j o b c r e a t i o n 
f i g u r e s i s the p o s s i b i l i t y t h a t the p r i v a t e sector would have found 
i t w o r t h w h i l e t o c o n s t r u c t more accommodation i n the absence o f p u b l i c -
s e c t o r involvement. As e a r l y as 1979 l o c a l a u t h o r i t i e s were c r i t i c i s e d 
f o r p r e c l u d i n g the p r i v a t e s e c t o r i n s m a l l - u n i t p r o v i s i o n because t h e i r 
programmes do n o t operate t o commercial c r i t e r i a , d r i v i n g down market 
r e n t s , o f t e n c r e a t i n g surpluses o f accommodation and so reducing the 
p o t e n t i a l f o r p r i v a t e investment. Hookway (1979) s t a t e d ; 

"Local a u t h o r i t i e s should r e s i s t the temptation t o continue w i t h 
a measure once t h e i r i n n o v a t i o n has c a l l e d the a t t e n t i o n o f the 
p r i v a t e s e c t o r , " 

Storey (1983) suggests t h a t the p r i v a t e s e c t o r had not undertaken s m a l l -
f a c t o r y schemes when p u b l i c p r o v i s i o n commenced because t h e i r p r i c e 
had not r i s e n s u f f i c i e n t l y t o make them a good investment, and he has 
t h e r e f o r e q u e s tioned whether t h e r e was i n f a c t a "shortage" o f accomm
od a t i o n . 

This view, however, seems t o understate the relu c t a n c e o f p r i v a t e 
developers t o i n i t i a t e schemes i n secondary l o c a t i o n s w i t h o u t p u b l i c 
support. I n favoured p a r t s o f the count r y p r i v a t e investment may 
s a t i s f y t h e f u t u r e p r o p e r t y needs o f i n d u s t r y , but i n many areas i t 
w i l l be l e f t t o p u b l i c developers t o f i l l market gaps, p a r t i c u l a r l y 
a t the s m a l l e s t end o f the market. The need f o r a continued but more 
s e l e c t i v e p u b l i c involvement was i n d i c a t e d by the present survey o f 
l o c a l a u t h o r i t i e s which found t h a t most rep o r t e d shortages o f only 
very small u n i t s . S i m i l a r l y , Richardson (1983) found t h a t i n i n n e r 
c i t i e s where both p r i v a t e and p u b l i c investment had occurred, p r i v a t e 
development was l i m i t e d t o prime s i t e s , i n new u n i t s above 1,000 s q . f t . 
and undertaken by l o c a l developers w i t h l i t t l e evidence o f investment 
from major f u n d i n g i n s t i t u t i o n s . The withdrawal o f the I n d u s t r i a l 
B u i l d i n g Allowance from 1985 i s l i k e l y t o cause a r e d u c t i o n i n p r i v a t e 
s p e c u l a t i v e p r o v i s i o n , p a r t i c u l a r l y i n the more depressed l o c a l 
economies where the p u b l i c s e c t o r w i l l continue t o be an important 
p r o p e r t y p r o v i d e r . 

I n a d d i t i o n , t h e r e are c e r t a i n types o f small-business accomm
oda t i o n which are d i f f i c u l t t o p r o v i d e on commercial terms i n any 
l o c a t i o n w i t h o u t s i g n i f i c a n t l y d e t e r i n g demand from the f i r m s p r e f e r r e d 
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by p u b l i c p o l i c y . To s t i m u l a t e more new a c t i v i t i e s , e n t e r p r i s e work
shops have been b u i l t t o p r o v i d e occupants w i t h shared s e r v i c e s and 
assistance w i t h business problems. Such developments r e q u i r e sub
s t a n t i a l management involvement and so t y p i c a l l y i n v o l v e some element 
o f p u b l i c s u b s i d y , p a r t i c u l a r l y i f they £u"e t o succeed i n t h e i r goal 
o f encouraging new e n t e r p r i s e s and h i g h r i s k ventures. More g e n e r a l l y 
f u r t h e r p u b l i c involvement may be j u s t i f i e d on the grounds t h a t they 
are able t o l e t premises a t s u b s i d i s e d r e n t s . Although r e n t a l a s s i s t 
ance has been c r i t i c i s e d (Coopers and Lybrand 1980) i t can have a r o l e 
t o play when a p p l i e d s e l e c t i v e l y . For example, they can be granted 
t o encourage new businesses and t o e n t e r p r i s e s which o f f e r p a r t i c u l a r 
employment advantages or b e n e f i t s i n terms o f the t r a i n i n g f a c i l i t i e s 
o f f e r e d . 

But w h i l e t h e r e i s a r o l e f o r c o n t i n u i n g a c t i v i t y by both the 
p r i v a t e and p u b l i c s e c t o r s , i t may be questioned whether the d u p l i c 
a t i o n o f p u b l i c agencies s u p p l y i n g premises i s j u s t i f i e d . Given the 
l e v e l o f b u i l d i n g a c t i v i t y d u r i n g the study p e r i o d and the i n c r e a s i n g 
s i m i l a r i t y i n the management o f the p r o p e r t y stock, i n some l o c a l areas 
se v e r a l agencies have been competing f o r the same tenants. This problem 
has been most acute i n the A s s i s t e d Areas, and p a r t i c u l a r l y o u t s i d e 
the main urban centres where the Development Commission, E n g l i s h Estates 
and l o c a l a u t h o r i t i e s are p o t e n t i a l l y a c t i v e . Although very r e c e n t l y 
the r e d u c t i o n i n l o c a l - a u t h o r i t y a c t i v i t y has moderated p o t e n t i a l 
c o m p e t i t i o n , t h e r e i s nonetheless a need f o r much g r e a t e r m o n i t o r i n g 
o f the l o c a l p r o p e r t y meu'ket. This work should include the r e c o r d i n g 
o f a l l u n i t s (new and o l d ) e n t e r i n g the market each year, t h e i r s i z e 
and l o c a t i o n , and the l e t t i n g s and vacancies o c c u r r i n g annually. The 
monthly r e g i s t e r s o f vacant premises, already compiled by the more 
a c t i v e a u t h o r i t i e s , provide the s t a r t i n g p o i n t f o r t h i s more d e t a i l e d 
m o n i t o r i n g . This work i s most a p p r o p r i a t e l y the r o l e o f county c o u n c i l s 
who could use the i n f o r m a t i o n t o help i d e n t i f y areas i n s h o r t supply 
and so guide the f u t u r e p r o v i s i o n o f d i s t r i c t c o u n c i l s ( f o r the s m a l l e s t 
u n i t s ) , p u b l i c agencies and t o promote investment by p r i v a t e developers. 

I n r e l a t i o n t o the management o f p r o p e r t y , one issue t h a t should 
be considered more important i s the o p p o r t u n i t y f o r a p p l i c a n t s t o gain 
a tenancy i n the p r i v a t e s e c t o r . While not proposing t h a t u n i t s i n 
the p u b l i c s e c t o r should be the preserve o f secondary e n t e r p r i s e s , 
where p r i v a t e premises are l o c a l l y a v a i l a b l e , and demand f o r accomm
oda t i o n i s r e l a t i v e l y buoyant, f i r m s w i t h covenants l i k e l y t o s a t i s f y 
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p r i v a t e l a n d l o r d s should be encouraged t o apply f o r p r i v a t e - s e c t o r 
u n i t s . T h i s w i l l increase the o p p o r t u n i t i e s f o r more marginal e n t e r 
p r i s e s t o o b t a i n p r o p e r t y , i n l i n e w i t h the s o c i a l goals o f p u b l i c -
s e c t o r agencies. One e x i s t i n g p r a c t i c e t h a t should be reviewed by 
p u b l i c developers i s the tendency t o p r e f e r manufacturing tenants. 
They have become more f l e x i b l e on t h i s issue and a f u r t h e r move towards 
a c c e p t i n g a wider range o f businesses i s c a l l e d f o r , p a r t i c u l a r l y as 
many e n t e r p r i s e s s t a r t a t the s e r v i c e end o f a trade before c o n s i d e r i n g 
m anufacturing (Nicholson e t a l 1981). 

O v e r a l l , t h e r e f o r e , w h i l e i t i s ob v i o u s l y not pos s i b l e t o gauge 
i t s p r e c i s e impact and e f f e c t i v e n e s s , there are grounds f o r m a i n t a i n i n g 
p u b l i c support f o r f a c t o r y p r o v i s i o n . This a c t i v i t y should, however, 
be p r e d i c a t e d on much c l o s e r m o n i t o r i n g o f l o c a l p r o p e r t y markets, 
w i t h more c l e a r l y d e f i n e d goals t o ensure d u p l i c a t i o n o f p r o v i s i o n 
i s minimised. Although the widespread shortages o f s m a l l - f a c t o r y space 
r e p o r t e d i n the 1970s have been overcome, the increased r a t e o f new 
f i r m f o r m a t i o n i n recent years (Ganguly 1983a) suggests t h a t the demand 
f o r accommodation w i l l remain s t r o n g . The pr e c i s e l e v e l s o f f u t u r e 
p u b l i c p r o v i s i o n w i l l be determined, i n p a r t , by the r e a c t i o n o f p r i v a t e 
i n v e s t o r s t o the removal o f the I n d u s t r i a l B u i l d i n g Allowance. 

9.4 SOME DIRECTIONS FOR PROPERTY MARKET RESEARCH 
This s t u d y has s t a r t e d t o e x p l o i t a broad and l a r g e l y untapped 

research area i n which th e r e i s a c l e a r need f o r f u r t h e r work. One 
major s u b j e c t f o r i n v e s t i g a t i o n i s t o evaluate more c l o s e l y the impact 
o f f a c t o r y p r o v i s i o n and t o compare i t s e f f e c t i v e n e s s and costs w i t h 
o t h e r p o l i c i e s aimed a t combating l o c a l economic d e c l i n e . As i n d i c a t e d 
i n the p r e v i o u s s e c t i o n , methodological problems beset t h i s ' work, b ut 
onl y when f u r t h e r evidence i s pro v i d e d w i l l we be able t o judge more 
a c c u r a t e l y the value o f f a c t o r y programmes i n j o b c r e a t i o n terms. 
There i s a need both t o i d e n t i f y the p o s i t i o n w i t h the p a r t i c u l a r 
accommodation p r o v i d e d , as w e l l as the a l t e r n a t i v e which would have 
occurred i n the absence o f any p o l i c y i n t e r v e n t i o n . The e s t i m a t i o n 
o f how events would have progressed w i t h o u t new development represents 
a s i g n i f i c a n t area o f u n c e r t a i n t y , b ut i t i s g e n e r a l l y not acceptable 
t o assume t h a t n o t h i n g would have changed. Some f i r m s might have 
shelved t h e i r expansion pla n s , b ut no doubt others would f i n d a l t e r 
n a t i v e p r o p e r t y s o l u t i o n s . To g a i n an i n s i g h t i n t o the " p o l i c y - o f f " 
s i t u a t i o n , c o n t r o l groups o f s i m i l a r f i r m s t o those i n new premises 
which f a i l e d t o o b t a i n accommodation, may provide some i n t e r e s t i n g 
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comparative data. Closely r e l a t e d t o t h i s issue i s the need f o r f u r t h e r 
c o n s i d e r a t i o n o f the r e l a t i o n s h i p between the p u b l i c and p r i v a t e 
s e c t o r s . Would, f o r example, the shortage o f accommodation e v e n t u a l l y 
have a t t r a c t e d more p r i v a t e investment i n the absence o f p u b l i c prov
i s i o n , or was the l a t t e r necessary t o demonstrate the p o t e n t i a l p r o f i t 
a b i l i t y o f s m a l l - u n i t schemes? With g r e a t e r knowledge o f these issues, 
l o c a l e x penditure on economic development may be deployed more e f f e c t 
i v e l y and c e n t r a l government w i l l be i n a b e t t e r p o s i t i o n to assess 
the a p p r o p r i a t e r o l e o f i t s s e v e r a l f a c t o r y - b u i l d i n g agencies. 

The survey o f l o c a l a u t h o r i t i e s i n d i c a t e d the i n f l u e n c e o f 
p r o f e s s i o n a l o f f i c e r s i n shaping f a c t o r y p r o v i s i o n p o l i c i e s and h i g h 
l i g h t e d the p a r t i c u l a r l y i m p o r t a n t r e l a t i o n s h i p between est a t e s and 
p l a n n i n g and i n d u s t r i a l development o f f i c e r s . The t e n t a t i v e nature 
o f the f i n d i n g s on t h i s issue c l e a r l y r a i s e s the need f o r a d d i t i o n a l 
examination o f the i n f l u e n c e o f o r g a n i s a t i o n a l s t r u c t u r e s on l o c a l 
p o l i c i e s . Related t o t h i s s u b j e c t are the i n f l u e n c e s which shape 
p a r t i c u l a r decision-mailing s t r u c t u r e s . For example, i t would be 
r e v e a l i n g t o i n v e s t i g a t e whether a u t h o r i t i e s where estates o f f i c e r s ' 
p e r s p e c t i v e s dominate p o l i c y r e f l e c t the c h a r a c t e r i s t i c s o f the 
communities i n which they are l o c a t e d . Young e t a l (1980) have 
suggested t h a t l o c a l i t y c h a r a c t e r i s t i c s and p o l i c y outcomes are l i n k e d 
v i a the m e d i a t i n g processes o f p o l i t i c a l and p r o f e s s i o n a l r e c r u i t m e n t , 
although d e f i n i t i v e evidence on t h i s t o p i c has y e t t o be presented. 
Conventional survey research may be o f l i m i t e d value t o uncover the 
r e l a t i o n s h i p s between environment, o r g a n i s a t i o n s t r u c t u r e and p o l i c y 
outcomes g i v e n the s e n s i t i v e and d e t a i l e d nature o f decision-making 
processes. Rather i n t e r v i e w s and p a r t i c i p a n t observations are probably 
best s u i t e d t o t h i s type o f research. U l t i m a t e l y , however, a b e t t e r 
understanding o f the nature o f the p o l i c y process and o f the p r o f e s s 
i o n a l p e r s p e c t i v e s w i t h i n i t may c o n t r i b u t e t o b e t t e r - i n f o r m e d p o l i c y 
making and a c l e a r e r understanding o f the s p a t i a l d i s t r i b u t i o n o f 
i n i t i a t i v e s -

This research has concentrated e x c l u s i v e l y on new advance 
f a c t o r i e s , b u t has shown t h a t these form a minor p a r t o f the p r o p e r t y 
s t o c k . Our i n f o r m a t i o n on the c h a r a c t e r o f the o l d e r stock o f accomm
od a t i o n i s l i m i t e d t o a few l o c a l surveys ( f o r example, Williams e t 
a l 1980). The Census provides i n f o r m a t i o n on housing, but there i s 
no comparable data source f o r i n d u s t r i a l p r o p e r t y . Host f i r m s ( l i k e 
most households) f i n d themselves occupying "second-hand" p r o p e r t i e s 
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and the m a j o r i t y o f moves are accommodated w i t h i n t h i s sector- Reseeirch 
should t h e r e f o r e not be c o n f i n e d t o new f a c t o r y p r o v i s i o n , but should 
consider p r o p e r t y mainagement and a l l o c a t i o n i n the i n h e r i t e d stock 
a l s o . 

Indeed perhaps some o f the p o t e n t i a l l y most i n t e r e s t i n g changes 
take place as p r o p e r t y ages as t h i s may i n f l u e n c e the p a t t e r n o f 
occupancy. W i t h i n I n d u s t r i a l Geography there has been l i t t l e exam
i n a t i o n o f the h i s t o r i c p r o f i l e s o f the p r o p e r t y stock. S o c i a l 
Geographers r e f e r t o such processes i n the housing market as f i l t e r i n g . 
Bourne (1981) has described the f i l t e r i n g process as analogous w i t h 
a person w a l k i n g up on a downward e s c a l a t o r : households move up the 
p r o p e r t y market whereas th e r e i s a downward s l i d e i n the q u a l i t y o f 
premises vacated w i t h age. The development o f advanced te c h n o l o g i e s , 
g e n e r a t i n g new p r o p e r t y requirements, w i l l a c c e l e r a t e the r a t e o f 
obsolescence amongst the i n h e r i t e d f a c t o r y s t o c k , f u r t h e r emphasising 
the need t o examine the u n d e r l y i n g mechanisms i n the i n d u s t r i a l p r o p e r t y 
market. 

W i t h i n the housing l i t e r a t u r e a close r e l a t i v e o f the f i l t e r i n g 
concept i s the idea o f the vacancy c h a i n . When a household moves i t 
leaves behind a p r o p e r t y which i s then a v a i l a b l e to another household 
v/hose move i n t u r n creates another vacancy. The c o n s t r u c t i o n o f one 
new house may have a r i p p l e - e f f e c t producing a sequence o f moves 
r e f e r r e d t o as a "housing c h a i n " . Chains are u s u a l l y terminated by 
the d e m o l i t i o n o f o l d houses or by the f o r m a t i o n o f new households. 
This idea was p a r t i a l l y examined i n Chapter E i g h t which suggested t h a t 
chains o f p r o p e r t y o p p o r t u n i t i e s are a l s o important i n the i n d u s t r i a l 
s e c t o r . To date, however, one study by Valente and Leigh (1982) of 
the chains r e s u l t i n g from eighteen new f a c t o r y u n i t s i n Lambeth would 
appear t o be the t o t a l research e f f o r t i n t h i s f i e l d . Yet the i n t r o 
d u c t i o n o f the chain concept more wi d e l y i n t o s t u d i e s o f i n d u s t r i a l 
change c o u l d be h e l p f u l not only as a d e s c r i p t i v e device but also as 
a means o f assessing the f u l l impact o f new i n d u s t r i a l accommodation. 

I n d u s t r i a l Geographers have h i t h e r t o p a i d i n s u f f i c i e n t a t t e n t i o n 
t o the r o l e o f p r o p e r t y developers i n shaping the i n d u s t r i a l landscape. 
I n u n d e r t a k i n g t h i s research i n t o the geography o f new s m a l l - f a c t o r y 
p r o v i s i o n t h e r e has, t h e r e f o r e , not been the b e n e f i t o f an e x i s t i n g 
corpus o f research f i n d i n g s from which t o draw i n s p i r a t i o n and d e t a i l e d 
hypotheses f o r t e s t i n g . Rather our p r i n c i p a l source o f guidance has 
been concepts and approaches d e r i v e d from s t u d i e s o f r e s i d e n t i a l 
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p r o p e r t y markets. I n f o c u s s i n g on s m a l l u n i t s , a sector o f p a r t i c u l a r 
p o l i c y i n t e r e s t has been examined and an attempt made t o place the 
f i n d i n g s i n a wider conceptual framework. I n e v i t a b l y the research 
has l e f t unanswered many q u e s t i o n s , but i n h i g h l i g h t i n g the p o t e n t i a l 
o f p r o p e r t y market s t u d i e s f o r I n d u s t r i a l Geography t h i s research may 
perhaps serve t o draw a t t e n t i o n t o a rewarding area f o r f u t u r e enquiry. 
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APPENDIX ONE: LOCAL AUTHORITY QUESTIONNAIRE 

PROVISION OF SMALL FACTORY PREMISES 
NOTE 
For the purposes of t h i s study, small units are defined as any 
i n d u s t r i a l property of 5,000 s q . f t . (465 s.ra.) and below- To some 
a u t h o r i t i e s t h i s may appear a very large "small unit", however t h i s 
study seeks to take a wider perspective p a r t i c u l a r l y as i t i s th i s 
s i z e which has t r a d i t i o n a l l y marked the cut-off point for private sector 
developments. 

1. Name of authority 
2. Name of respondent 
3. Position of respondent 

Provision 
4. Has the l o c a l authority provided any small i n d u s t r i a l units either 

new or r e h a b i l i t a t e d over the past five years? I f "yes" please 
indicate the t o t a l number provided. 

YES 

NO 

NUMBER NEW , 

NUMBER REHAB 

5. Have any of these i n d u s t r i a l units been i n f i n a n c i a l partnership 
with:-

( i ) A private developer/financial YES NO 
i n s t i t u t i o n ? 

NUMBER 

CoSIRA or other l o c a l a u t h o r i t i e s ? ) 1 " ° 
( i i ) Other public agency (e.g. EE, 

t i e s ? ) 
NUMBER 

Please s p e c i f y which 

I f the answer to questions 4. and 5. i s "NO", t h i s i s the end of the 
questionnaire for you - but please return i t as t h i s information i s 
of value. 
Thank you. 

6. What proportion of a l l the small properties that the l o c a l authority 
have provided i n the past f i v e years ( e i t h e r s o l e l y or in f i n a n c i a l 
partnership with another agency) have been for sale and lease? 

FREEHOLD % LEASEHOLD % 

I f the answer to question 6. i s 100% freehold, please ignore the 
following questions and answer only questions 1 5 - 1 7 . 
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Leasehold Properties 

7. (a) What are the current average r e n t a l l e v e l s per s q . f t . of your 
l o c a l authority small i n d u s t r i a l u n i t s ? 

per sq.ft, 

(b) Does t h i s represent ( i ) A commercial 
rent? ' ' (Please t i c k 

( i i ) A rent below I 1 ^PPropriate 
market l e v e l s ? » ^ 

(c) Does the l o c a l authority o f f e r any rent-free periods or other 
r e n t a l concession? I f "yes" please specify the nature of these 

• YES NO 

(a) What i s the average length of lease currently granted on a small 
i n d u s t r i a l property? 

Less than 1 

1 - 5 

6 - 10 

11 - 21 

22 - 50 

51 - 99 

More than 99 

] (Please t i c k appropriate box) 

(b) Does the l o c a l authority grant any s p e c i a l leasing arrangements, 
f o r example, short-term l i c e n c e agreements to allow a tenancy of 
only a few months or l e s s ? I f "yes", please give d e t a i l s . 

• YES NO 
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Letting P o l i c i e s 

9. (a) I n most cases who makes the decision to accept or r e j e c t a 
p a r t i c u l a r a p p l i c a t i o n for a l o c a l - a u t h o r i t y property? ' 

( i ) 0fficer(3)? | | (Please t i c k 
appropriate 

Please specify which box) 

( i i ) Council members? 1 ) 

Please specify Committee 

( i i i ) Others? | | 

Please specify 

(b) Are there any p a r t i c u l a r circumstances when t h i s changes? 
I f the answer i s "yes" please indicate how and why. 

YES NO 

10. (a) \̂ fhen considering the f i n a n c i a l v i a b i l i t y of a potential tenant 
with an e x i s t i n g business, how often are the following checks 
and measures made? (Please t i c k appropriate box) 

Always 
( i ) Interview with applicant? 

Usually 

( i i ) Examine the firm's accounts? 

( i i i ) Ask for bank references? 

( i v ) Ask for cash-flow projections? 

(v) Ask for a study of the market 
for the firm's product? 

( v i ) Ask the Company's Directors to 
guarantee the rent? 

Rarely Never 
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10. (a) cont'd 

( v i i ) Other (Please s p e c i f y ) 

(b) Does t h i s pattern vary i f the applicant i s a new enterprise? I f 
"yes" please indicate how. 

YES NO 

11 In general, how much p r i o r i t y i s given to the following types of 
applicant i n determining the s e l e c t i o n of tenants for occupation 
of a l o c a l authority factory? 

( i ) I t i s a manufacturing firm? 

( i i ) I t i s a l o c a l l y owned firm? 

( i i i ) I t i s a new undertaking? 
( i v ) I t i s of a good f i n a n c i a l 

standing? 
(v) Achieves a minimum jobs/sq.ft. 

r a t i o ? 
Please specify 

( v i ) I t shows good prospects of 
increasing i t s labour force? 

( v i i ) I t has been affected by a 
redevelopment scheme? 

( v i i i ) I t has f a i l e d to obtain 
premises provided by another 
agency? 

( i x ) Other (Please s p e c i f y ) 

Essential Seme PricErity Not Inportait 
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12. When l e t t i n g a small i n d u s t r i a l property, in what proportion of 
cases does the l o c a l authority: 

( i ) l e t premises on a " f i r s t come, f i r s t served'* 
b a s i s ? % 

OR ( i i ) s e l e c t between two or more acceptable 
applicants? % 

13. Have l e t t i n g p r a c t i c e s changed over the past f i v e years, e i t h e r 
i n the stringency of t h e i r operation or in the types of applicant 
preferred? 
I f "yes", please indicate how and why. 

YES NO 

14, Have the l o c a l authority provided any of the following types of 
f a c i l i t y or accommodation? 

YES NO 
( i ) Small s t a r t e r workshops? 

( i i ) Premises with shared on-site business 
s e r v i c e s ? 

( i i i ) Premises in r e h a b i l i t a t e d buildings? 

( i v ) Accommodation for s e r v i c e or d i s t r i b u t i o n 
firms? 

Local Economic Context 

15. In the l o c a l authority's small-factory programme, how important 
are the following goals? (Please rank your r e p l i e s with number 
one representing the most important g o a l ) . 

( i ) A t t r a c t i n g firms from other parts of the 
country? 

( i i ) Helping e x i s t i n g small-firms to survive 
and grow? 

( i i i ) Encouraging new l o c a l small-firms to grow? 

( i v ) Other (Please s p e c i f y ) 
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16. Which of these statements f a i r l y describe the local-authority's 
perception of the market for small i n d u s t r i a l premises in your 
area? 

(1) A significgmt o v e r a l l shortage of small u n i t s ? [ 

( i i ) A shortage of some types of small property? 

Please give d e t a i l s 

( i i i ) An adequate supply of small u n i t s ? 

( i v ) An excess supply of c e r t a i n types of property? 

Please give d e t a i l s 

(v) A s i g n i f i c a n t over supply of small properties? 

17. F i n a l l y , i t would be very u s e f u l , should the information be 
r e a d i l y a v a i l a b l e to you, i f you would supply further d e t a i l s 
on the number and s i z e of i n d u s t r i a l units provided by the 
l o c a l authority. 

(a) How many small factory premises have been provided s o l e l y by 
the l o c a l authority over the past f i v e years? 

Floorspace ( s q . f t . ) Number 
500 

500 - 2499 
2500 - 5000 

(b) How many small factory premises have been provided by the l o c a l 
authority i n partnership with: 

( i ) P rivate Developers? Floorspace ( s q . f t . ) Number 
500 

500 - 2499 
2500 - 5000 

( i i ) Other public agency? Floorspace ( s q . f t . ) Number 
(e.g. E. E, CoSIRA or 
other l o c a l a u t h o r i t i e s ) 500 

500 - 2499 
2500 - 5000 
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Please outline the nature of the partnership arrangement 

Further Comments 

I f you have any comments on the i s s u e s r a i s e d i n the question
n a i r e , or the successes and f a i l u r e s of your factory building 
programme, please give them here. 

Thank you for your a s s i s t a n c e in completing t h i s questionnaire; 
a "Freepost" envelope i s provided for i t s return. 
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APPENDIX TWO: INTERVIEW SCHEDULES FOR THE DEVELOPMENT COMMISSION AND 
ENGLISH ESTATES ' ~ 

Martin Perry. 
Research A s s i s t a n t 
Department of Geographical Sciences 
Plymouth Polytechnic 

Survey of Small-Firm Development Agencies 
Interview Schedule for the Development Commission, London 

1. Organisational Structure of the Development Commission 
- Links between the D.C. and the Department of Environment and 

Department of Industry. 
- Links between the D.C. and English Estates, before and af t e r 

1981. 
- Why have the changes taken place between the D.C.'s agent 

CoSIRA and E.E? How does the D.C. maintain an influence 
over the factory building programme? 

- What i s the breakdown of the E.E.'s factory building 
programme between D.C. financed and Department of Industry 
financed u n i t s ? Implications? 

- On what b a s i s i s the D.C.'s annual budget d i s t r i b u t e d : -
( i ) between the Assisted Areas and the non-Assisted Areas; 
and ( i i ) between i n d i v i d u a l counties? 

- What l i n k s are maintained between the D.C. and the county 
Small Industry Committees? 

Location of Factory Developments 
- C r i t e r i o n for the designation of Special Investment Areas and 

Pockets of Need? Are these areas subject to review? 
- Strategy plans, by whom? how often? for what purpose? who 

r a t i f i e s the plan's recommendations? 
- Action plans, r e l a t i o n to strategy plans? how often? who 

r a t i f i e s the plan's recommendations? 
- D i s t r i b u t i o n of units between the Assisted Areas and the non-

Ass i s t e d Areas, and between the Special Investment Areas and 
Pockets of Need? 

- What replaces the Action Plans outside the S.I.A.'s? 
- Regional v a r i a t i o n i n the D.C. programme, e.g. does the D.C. 

tend to finance smaller premises i n p a r t i c u l a r locations? 
E s t a t e s , or one-off developments? 

- What commercial guidelines does the D.C.'s factory building 
programme operate within; have these now to conform to E.E.*s 
standards? 
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Competition between the E.E. and the D.C. - how i s t h i s 
contained? Have recent changes given more weight to E X ? 
Partnerships with l o c a l a u t h o r i t i e s ; private developers. 

Tenant s e l e c t i o n and management of u n i t s ? 
- What rol e did/does the D.C. play i n the s e l e c t i o n of tenants 

for D.C. f a c t o r i e s ? 
- How does the D.C. express i t ' s preferences? 
- What role does CoSIRA play i n the s e l e c t i o n of tenants for D.C. 

f a c t o r i e s outside the Assisted Areas - are a l l D.C, f a c t o r i e s 
subject to the same i n i t i a l vet ( i . e . f i n a n c i a l , technical and 
business c h a r a c t e r i s t i c s ) ? 

- I s the E.E. s o l e l y responsible for the acceptance or r e j e c t i o n 
of CoSIRA*s recommendations? What proportion, i n general, w i l l 
be r e j e c t e d ? 

- vmo f i x e s rent and lease terms for D.C. f a c t o r i e s ? Are these 
what the D.C. would prefer? 

- Regional v a r i a t i o n i n management terms and tenant s e l e c t i o n 
p r i o r i t i e s -

- V/hat arrangements e x i s t for partnership schemes? 
- 1981 Census implications. 

Data A v a i l a b i l i t y 
- Location and s i z e of u n i t s . 
- Nature of occupants ( S . I . C . group). 
- Origin and age of firms occupying premises 
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Martin Perry 
Research A s s i s t a n t 
Department of Geographical Sciences 
Plymouth Polytechnic 

Survey of Small-Firm Development Agencies 
Interview schedule for CoSIRA 

1. Organisational s t r u c t u r e of CoSIRA, 
- Pre-1981 what were the l i n k s between CoSIRA and the Development 

Commission and E.E? 
- Post-1981 what changes have taken place? Why? Implications? 
- What l i n k s e x i s t between CoSIRA HQ and the county branches and 

l o c a l a u t h o r i t i e s ? On what basis i s finance d i s t r i b u t e d to the 
coxinties? 

- S p e c i a l Invest Areas 
- Action Plans 
- Local authority partnerships 
- Department of the Environment 

Location of factory developments. 
- Influence of E.E., areas of disagreement, post-1981 s i t u a t i o n 
- Role of Development Commission, CoSIRA HQ, County o f f i c e s and 

l o c a l a u t h o r i t i e s . 
- Pockets of need 
- Partnership locations - on whose terms? 
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Tenant Sel e c t i o n and Management of Units 
- What r o l e did/does CoSIRA HQ play i n the s e l e c t i o n of tenants 

for Development Commission f a c t o r i e s ? 
- What has been/is the r o l e of E.E. in t h i s process?' 
- F i n a n c i a l v etting of applicants, who was/is responsible? 

Nature of the assessment? 
- How did/does CoSIRA HQ express i t s preferences about desired 

tenants? what are these preferences? 
- Are f a c t o r i e s l e t on a " f i r s t come, f i r s t served" b a s i s , or i s 

i t generally a process of s e l e c t i o n ? 
- Rental l e v e l s and lease terms - are these standard? Open to 

negotiation? More f l e x i b l e for small-firms? Who decides? I s 
there any regional v a r i a t i o n ? 

- What proportion of CoSIRA tenants f a i l ? What action i s taken 
when an occupant f a l l s into rent a r r e a r s ? 

- How do these i s s u e s - tenant s e l e c t i o n , f i n a n c i a l screening, 
le a s e terms - vary when CoSIflA enters partnership developments 
with locaJ a u t h o r i t i e s ? 

4. Data A v a i l a b i l i t y 
- Location and s i z e of units 
- Nature of occupants 
- Origin and age of firms occupying premises 
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Martin Perry 
Research A s s i s t a n t 
Department of Geographical Sciences 
Plymouth Polytechnic 

Survey of Small-Firm Development Agencies 
Interview schedule for English E s t a t e s , Team Valley, Gateshead. 

1. Organisational structure of E.E. 
- I n t e r n a l structure of E.E. 
- Relations with branch o f f i c e s . 
- Administration of "beehive" developments 
- Relations with other bodies - Department of Industry 

- Development Commission 
- Local Authorities 

- What changes have been taking place to t h i s structure since 
1980? 

- Finance 

Location of factory developments. 
- Department of Industry financed f a c t o r i e s 

- pre- 1980 ) - u i 
possible locations 

- post- 1980 ) 
- What influence did/does the Department of Industry have over the 

factory building programme? How i s t h i s influence expressed? 
- 'ĵ fhat i s the nature of the economic model used by E.E. to 

determine the location of new factory developments? I s t h i s 
r i g i d l y enforded; are s p e c i a l cases made? Who i s consulted on 
the outcome? 

- Role of branch o f f i c e s and l o c a l a u t h o r i t i e s in s e l e c t i n g s i t e s . 
- I s the l o c a t i o n a l dimension/planning e t c . d i f f e r e n t in the case 

of small units as compared with u n i t s say in excess of 5,000 
s q . f t . ? 

- "Beehive" u n i t s , how are these locations determined? By whom? 
- Are there any other E.E./private sector partnership schemes? 
- Development Commission f a c t o r i e s ; what role has/is E.E. playing 

i n determining t h e i r location? 
- Partnerships with.local a u t h o r i t i e s - why? where? what terms? 
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3. Tenant s e l e c t i o n and management o f u n i t s . 

- Pre-1980 s i t u a t i o n - what was the i n f l u e n c e o f th Department o f 
I n d u s t r y o v e r t h e management and l e t t i n g o f E . E . u n i t s , d i d 
t h e y e.g. p r o v i d e g u i d e l i n e s on p r e f e r r e d t e n a n t s , r e n t s / l e a s e s ? 

- Post-1980 s i t u a t i o n 

- R e l a t i o n s h i p between r e g i o n a l p o l i c y and E.E. f a c t o r i e s 
- Development Commission u n i t s - pre-1980 ) i n f l u e n c e o f E.E . 

- post-1980 ) ^^1^°/^ - " f ^S^-ment and tenant 
s e l e c t i o n 

- P r i v a t e s e c t o r p e i r t n e r s h i p scheme, who i s r e s p o n s i b l e f o r 
management p o l i c i e s and t e n a n t s e l e c t i o n ? 

- What i s the e x a c t r o l e o f Gateshead i n determining management 
i s s u e s and t e n a n t s e l e c t i o n ? 

- F i n a n c i a l v e t t i n g o f p r o s p e c t i v e t e n a n t s ; who undertakes t h i s 
t a s k ? How? Does the p r a c t i c e d i f f e r f o r small-firms/new f i r m s ? 

- What p r i o r i t i e s does E.E. have i n terms of the type of 
occupant ( e . g . manufacturing, l o c a l l y owned, branch p l a n t s e t c ? ) 
Do t h e s e p r i o r i t i e s v a r y f o r s m a l l - f i r m s ? 

- Are f a c t o r i e s l e t on a " f i r s t come, f i r s t s e r v e d " b a s i s , or i s 
i t g e n e r a l l y a p r o c e s s o f s e l e c t i o n ? 

- R e n t a l l e v e l s and l e a s e terms - a r e these s t a n d a r d ? Open to 
n e g o t i a t i o n ? More f l e x i b i l e f o r s m a l l - f i r m s ? Who d e c i d e s ? I s 
t h e r e any r e g i o n a l v a r i a t i o n ? 

- What p r o p o r t i o n o f E.E. t e n a n t s f a i l ? What a c t i o n i s taken 
when an occupant f a l l s i n t o r e n t a r r e a r s ? 

Data A v a i l a b i l i t y , 
- L o c a t i o n and s i z e o f u n i t s 
- Nature o f occupants 
- O r i g i n and age o f t e n a n t s 
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APPENDIX THREE: INTERVIEW SCHEDULE FOR PRIVATE-SECTOR AGENCIES 

Martin P e r r y 
R e s e a r c h A s s i s t a n t 
Department o f G e o g r a p h i c a l S c i e n c e s 
Plymouth P o l y t e c h n i c 

Survey o f S m a l l - F i r m Development Agencies 
I n t e r v i e w s c h e d u l e f o r p r i v a t e s e c t o r d e v e l o p e r s 

1. O r g a n i s a t i o n a l S t r u c t u r e 

- V h a t i s the main fo c u s o f t h i s company's a c t i v i t i e s i n r e l a t i o n 
to i n d u s t r i a l p r o p e r t y ? - c o n s t r u c t i o n , development, investment? 

- I f you do not develop p r o p e r t y d i r e c t l y , what l i n k s a r e 
ma i n t a i n e d w i t h b u i l d e r s ? 

- Do you r e t a i n a l l the i n d u s t r i a l p r o p e r t y developed or purchased 
by the company? Are i n d u s t r i a l u n i t s s o l d to t e n a n t s , or 
f i n a n c i a l i n v e s t o r s ? What c o n s i d e r a t i o n s i n f l u e n c e t h i s p r o c e s s ? 

- Does the company have any d i r e c t l i n k s w i t h o t h e r agents i n the 
p r o p e r t y market e.g. f i n a n c e i n s t i t u t i o n s , o r property managers? 

- What p r o p o r t i o n o f the company's a s s e t s a r e h e l d i n 
( a ) i n d u s t r i a l p r o p e r t y and 
(b) what p r o p o r t i o n o f t h i s h o l d i n g are i n i n d u s t r i a l u n i t s 

of 5,000 s q . f t . o r l e s s ? 
- Has t h i s p a t t e r n been changing? I f so, why? 

- How i s the decision-meiking i n the company d i s t r i b u t e d ? What 
o u t s i d e i n f l u e n c e s a f f e c t the i n t e r e s t i n i n d u s t r i a l p r o p e r t y ? 

L o c a t i o n o f Developments 

- D e s c r i p t i o n and d e t a i l s o f l o c a t i o n o f i n d u s t r i a l developments 

(b) ^\ts of 5,000 s q . f t . and below ! ^ ^ ^ ^ ^ i v e importance 

- What v a r i a t i o n i s t h e r e i n the d i s t r i b u t i o n o f l a r g e and s m a l l 
u n i t s ? Why? 

- What f a c t o r s i n f l u e n c e the r e g i o n a l d i s t r i b u t i o n o f h o l d i n g s ? 
I s t h e r e any n a t i o n a l " r e d l i n i n g " ? 

- What i n f l u e n c e s a f f e c t the p r o c e s s o f s i t e s e l e c t i o n ? How 
impo r t a n t a r e good road l i n k s , and p r o x i m i t y to l a r g e towns? 
O t h e r i n f l u e n c e s ? 
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- Development a p p r a i s a l - what f i n a n c i a l c o n s i d e r a t i o n s a r e s t u d i e d ? 
How? 

- Change i n the l o c a t i o n p a t t e r n ? C a u s e s ? 
- L o c a l a u t h o r i t y p a r t n e r s h i p s - a r e these e n t e r e d i n t o ? On what 

te r m s ? L o c a t i o n s ? Who m a i n t a i n s management r e s p o n s i b i l i t i e s ? 
- Are p a r t n e r s h i p s e n t e r e d w i t h o t h e r p u b l i c development a g e n c i e s , 

or p r i v a t e s e c t o r a g e n c i e s ? 

3. Tenant S e l e c t i o n 
- Can you p r o v i d e some i n s i g h t s i n t o the f i n a n c i a l v e t t i n g o f 

p o t e n t i a l t e n a n t s ? Who u n d e r t a k e s t h i s t a s k ? 
- How f r e q u e n t l y a r e the f o l l o w i n g measures taken? 

- i n t e r v i e w s w i t h p o t e n t i a l t e n a n t s 
- r e q u e s t to see f i r m * s accounts 
- bank r e f e r e n c e s r e q u i r e d 
- ask f o r c a s h flow p r o j e c t i o n s 
- ask f o r a study o f the market f o r the f i r m ' s product 
- ask the company d i r e c t o r s to guarantee the r e n t 

- How does t h i s p a t t e r n v a r y w i t h ? 
( a ) a new f i r m 
( b ) a s m a l l f i r m occupying a u n i t of 5,000 s q . f t . or below 
( c ) a l a r g e r f i r m 

- How i n f l u e n t i a l a r e the f o l l o w i n g f a c t o r s i n determining the 
company's tena n t p r e f e r e n c e s ? 
- m a n u f a c t u r i n g or s e r v i c e f i r m 
- l o c a l l y owned or branch p l a n t 
- new compaired w i t h w e l l e s t a b l i s h e d e n t e r p r i s e s 
- f i r m s w i t h good employment p r o s p e c t s 
- attempt to a c h i e v e a " s u i t a b l e " mix of t e n a n t s on a 

p e i r t i c u l a r e s t a t e 
- To what e x t e n t a r e c h o i c e s made over t h e s e i s s u e s - i . e . are most 

f a c t o r i e s l e t t o the f i r s t s u i t a b l e t e n a n t , or a r e tenants 
s e l e c t e d from two or more a p p l i c a n t s ? 

- R e n t a l l e v e l s and l e a s e terms - how a r e t h e s e determined? Are 
t h e y s t a n d a r d o r open to n e g o t i a t i o n ? I s t h e r e any r e g i o n a l 
v a r i a t i o n , or v a r i a t i o n w i t h the s i z e of u n i t concerned? Modern 
developments. 

- What p o s i t i o n does the company adopt when a tenant f a l l s i n t o 
f i n a n c i a l d i f f i c u l t y ? Are t e n a n t s a l l o w e d to s u b - l e a s e ? What 
p r o p o r t i o n o f the company's t e n a n t s f a i l ? 
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APPENDIX FOUR: QUESTIONNAIRE FOR SMALL-FACTORY TENANTS IN CORNWALL 

Martin P e r r y 
Research A s s i s t a n t 
Department of G e o g r a p h i c a l S c i e n c e s 
Plymouth P o l y t e c h n i c 

SURVEY OF SMALL FIRMS IN CORNWALL 

Name o f f i r m 

Name of i n d u s t r i a l e s t a t e 

Premises p r o v i d e d by 

Nature of b u s i n e s s 

1. Type o f p l a n t ( i ) Independent | 

2. Date o c c u p i e d c u r r e n t p r e m i s e s . 

( i i ) Branch [ 

3. How long, i f a t a l l , had the b u s i n e s s been t r a d i n g ( a s a f u l l - t i m e 
o p e r a t i o n ) p r i o r to the take-up o f the pr e m i s e s ? 

4, ( i ) I f a r e l o c a t e d b u s i n e s s , where was the b u s i n e s s l o c a t e d previous 
to i t ' s c u r r e n t l o c a t i o n ? 

( a ) G e o g r a p h i c a l l o c a t i o n 

( b ) Type of p r o p e r t y 

( i i ) I f a new b u s i n e s s , how long has the f i r m ' s owner l i v e d i n Cornwall? 

5. How many people a r e employed on th e s e p r e m i s e s ? 
Male Female 

( i ) f u l l - t i m e 
( i i ) p a r t - t i m e 

6. ( i ) Has the labour f o r c e i n c r e a s e d s i n c e o c c u p a t i o n o f the u n i t ? 

YES NO DECREASED 

( i i ) By how much has the l a b o u r f o r c e changed? 

( i i i ) Do you have any p l a n s t o i n c r e a s e your labour f o r c e over the 
next twelve months? 

P l e a s e s p e c i f y 
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