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Site location plan

Appendix 1

Police
Station

Southwold Enterprise Hub Site (not to scale)
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Comparable facilities further afield
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Appendix 3

Discussions with local operators

Southwold Enterprise Hub - Questionnaire

Operator - NWES

1. | Do you have a view on the critical mass required for a successful “Enterprise Hub" —is there a
minimum level of provision that you think is required for a centre to be sustainable?
For an unmanned site with limited shared services the critical mass can be relatively small
(c.BKsqft). If shared services such as internet, meeting facilities, communal break out areas,
staffing etc are required then the size of site to make it viable increases. Ideally a site with on-
site staff etc should be a minimum of 10Ksqft, the optimum being say 15-20Ksqft. The larger
the site the less impact shared services have on costs.

2. | What is your view of Southwold as a location for an Enterprise Hub?
Views on this are mixed. Southwold could be argued to be a suitable location as it does not
have an Enterprise Hub and there is clearly a lack of affordable space (the only space we can
see on the market is retail — which is limited and very expensive), however with Southwold’s
current perceived demographic it's unclear as to who the target market for the Enterprise Hub
will be. We would hope that the Enterprise Hub will be the catalyst for a greater level of year-
round economic activity within the town.
Do you have evidence from your current centres that there will be sufficient demand for such a
facility in Southwold?
Our existing centres have a good level of demand. As such we would expect there to be a
demand in Southwold for a similar facility, however this would only be proven by a canvas on
the local business community.
In terms of demand, what is the most common size of business that you have demand from in
terms of numbers of people?
Our highest demand level is small units (1-3 people).
How much demand would you anticipate from Virtual Office requirements?
This would be impossible to determine without market research, however we have had good
levels of demand for the service from our other sites.
How much demand do you anticipate from people preferring a co-working environment?
We have found limited demand for coworking locally. There is also talk of a local coworking
facility within Southwold so it would be unwise to compete with this — ideally this facility would
act as a feeder for the Southwold Enterprise Hub.

3 | What range of room sizes for individual businesses would you consider to be most
appropriate?
We would suggest a range of room sizes from 1-10 people (say 75-750sqft) you want to
provide the option for businesses to grow within the space.
Do you think the offer should be furnished or unfurnished?
Unfurnished, this allows a variety of businesses to be accommodated within the units.
Furnished space does have its benefits in terms of rental, however it may be off putting to
some tenants if the furniture/layout does not fit with their needs/requirements.

4 | What on site facilities/services do you think need to be provided? In what order of priority

(please rank them)?

e Superfast broadband — Yes, removes a barrier to entry, however this 3
will increase the running costs that were originally put in the previous
business plan.

¢ Utilities — Include or give tenants the option to source their own N/A
supplier. essential

¢ Cleaning — Communal only, offices would be tenant responsibility N/A
essential

e Management and maintenance of the building and external areas — N/A

must be included essential
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e Reception and business support — should be separate entities. 4
Reception would depend on how the site is to be managed (an onsite
reception presence in this size of space may make it unviable to
operate). Business Support should be offered, however the level
would be based on if external funding or contracts can be sourced.

e Virtual office services — call answering, post, etc. — This will likely 6
require on site staffing, which may make it difficult for the project to
break even.

e Fully equipped meeting space with AV etc, and access to catering, T

how many meeting rooms? Flexible space that can be divided? —
Depends upon the size of the space. If there are to be meetings
rooms, they should have flexible layout options. However meeting
rooms will require on site staffing which may make it difficult for the
project to break even.

e Smart technologies — charging zones in meeting rooms, usb enabled 9
power points, other? — provide based on building spec.

e Communal break out space/kitchen/toilet/welfare facilities — or should N/a
these be provided for each individual unit? These facilities should be in
the communal areas, if they are in the units this reduces the amount of
usable space and also discourages tenant interaction.

e Vending machines — snacks, coffee etc, - if there are communal 8
kitchen facilities then vending is not required. Coffee machines require
regular cleaning and maintenance which, if the site is remotely run,
would be challenging.

o Parking — on site or elsewhere? Local parking will have an impact on 1
the appeal of the space. Ideally free local parking should be provided
on site or within a short walking distance.

e Visitor parking — on site or elsewhere? As above 2

e External break out space — in a project of this size there would be 5
limited

e Back-up generator to address power outages — In our experience not 10
required

e  QOther?

Should rental figures be fully inclusive of all services and utilities, or should individual units
have separate utilities capability? Should the service charge be separated from the rent —
clearly additional charges would be made for rental of meeting room etc.

Our sites operate fully inclusive fixed rent that include the service charge — but excludes
business rates which are payable direct to the local authority. This simplifies the move in
process for tenants and eliminates the risk of tenants entering into contracts with utility
suppliers that are not in line with their tenancy terms.

Would you provide centralised services such as printing, photocopying, access to Teams,
Zoom etc? Anything else?

This would depend on the occupiers. Newer (stage) businesses would benefit from shared
services such as photocopying. From memory, the busines plan in its current form does not
allow for central services as the centre would be remotely managed.
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7 | With regard to terms, would you offer flexibility to have a rolling monthly commitment on one
month’s notice, or a blend of this and longer term commitments such as a 6 month
agreement? Other?

We would recommend easy in easy out leases in the first instance as these give occupiers
flexibility, especially in these uncertain times. These leases would not be rolling — but have an
end date — giving the landlord the option to renegotiate terms. If clients wish to have longer
term agreements these should also be offered.

8 | What level of fully inclusive rental charge do you think would secure demand in Southwold,
assuming no on-site car parking:

£10-15 psf pa
£16-20 psf pa
£21-25 psf pa
£26-30 psf pa
£31-35 psf pa
Please highlight all that you think are likely to secure demand for occupancy.
Would this change if there were on-site car parking?
For a fully inclusive rental with no car parking we would expect the site to be able to command
a rental of £26-30/sqft. With the inclusion of onsite car parking, we would expect a rental of
£31+/sgft. In terms of context our local sites achieve the following (all have onsite car parking
and are manned sites)
Suffolk Enterprise Centre, Ipswich - £31/sqft
Leiston Enterprise Centre, Leiston — £23/sqft
Beacon Innovation Centre, Gorleston - £32.64-33.66/sqft (Rates Inclusive)
Riverside Business Centre, Leiston - £28.70/sqft
9 | Do you have any other observations/comments about the potential for an Enterprise Hub in

Southwold?
At this stage no, but we are very open to discussion to assist in any way that we can.

Southwold Enterprise Hub - Questionnaire

Operator — Menta — conducted by Zoom meeting

1. | Do you have a view on the critical mass required for a successful “Enterprise Hub” —is there a
minimum level of provision that you think is required for a centre to be sustainable?
Space for 60/70 people is ok — similar to Bury St.Edmunds.

2. | What is your view of Southwold as a location for an Enterprise Hub?

Southwold is an interesting location as it can draw more widely from the surrounding area, and
is a known desirable location

Do you have evidence from your current centres that there will be sufficient demand for such a
facility in Southwold?

Lots of supply chain opportunity linked to the development of Sizewell C, opportunity for
people seeking to move to more rural area and work more flexibly long term, needs to be open
to all types of business and offer something new and exciting. Designed and marketed
correctly and pro-actively confident the location could work.

In terms of demand, what is the most common size of business that you have demand from in
terms of numbers of people?

Most demand is from 25-45 age group mainly sole traders or small businesses working for or
with bigger corporations. They are looking for vibrant locations where they can mix with
others in a similar role and find complimentary businesses/services via networking. Lone
workers like the vibe of having a community of workers to interact with rather than be stuck in
a self-contained office entirely alone.

How much demand would you anticipate from Virtual Office requirements?

Bury has circa 30 virtual office users
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How much demand do you anticipate from people preferring a co-working environment?

Key issue is the ability to interact, so shared services and "bump into” spaces are essential.
There is likely to be demand from a mix of people looking for small, but connected, offices,
and co-working/hot desking space, and as businesses grow, they may move from co-working
into offices in the same building. Key is flexible space that can accommodate co-working, or
be cleared for events/networking/out of hours community use — make the space work hard.

What range of room sizes for individual businesses would you consider to be most
appropriate?

Mainly smaller, but with flexibility.

Do you think the offer should be furnished or unfurnished?

Furniture should be available, particularly for smaller offices/co-working, where people ant to
arrive, sit down and plug in to work. Larger space users may prefer their won, so be flexible
and offer either, according to occupier needs. Ensure furniture is demountable and cabling
enables flexibility. |f space needs to be cleared for an event, just use an empty office (if there
is one) or meeting room to temporarily store the furniture — make best use of all the space.

What on site facilities/services do you think need to be provided? In what order of priority
(please rank them)?

e Superfast broadband Essential Yes

¢ Utilities Yes — much lesss complicated to source and manage Yes
centrally — for individual charging, if required, metering to specific
spaces can be used

e Cleaning Yes — opportunity to link up with a local business to support Yes
the local economy

e Management and maintenance of the building and external areas Yes

e Reception and business support Reception/hands on managementon Yes

site is essential to maximizing the potential of the space — knowing
tenants needs, financial position, contacts will help build a waiting list
and maximise occupancy, whilst also being flexible with businesses
to keep them going if they have a short term cash flow crisis. Without
an on site representation it is harder to maximise the economic
growth and potential use of the space, by both businesses and the
local community.

o Virtual office services — call answering, post, etc. Yes, can easily Yes
allow 24 hour access by way of key fob entry to get post. Can also
then sell other services to Virtual users such as space for occasional
presentations, meetings etc. Menta does not offer a call handling
option, only the basic address/post handling operation. NB need to
consider security around use of mail boxes, visual transparency etc.
Also need to ensure that the companies are legitimate.

o Fully equipped meeting space with AV etc, and access to catering, Yes
how many meeting rooms? Flexible space that can be divided?
Flexible meeting space/zoom room/podcast space/networking space
is essential, but don’t invest in very expensive technology unless it is
reflected in pricing and going to be used. Stuff can be hired to
meeting individual needs. Needs to be linked to an effective on-line
booking system for this and for desk spaces to ensure that if there
are 100 users and only 50 desk spaces, they don't all turn up at once.
Flexible times of opening also useful to maximise usage and broaden
benefit of communal spaces to the community. In terms of catering,
partnering with local established businesses in the town for a small
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mark up/top slice is effective — benefits the local business and the
Hub.

o Smart technologies — charging zones in meeting rooms, usb enabled Yes
power points, other? Do what there is clear demand for and is easy
and inexpensive — don't invest in specialist kit that can easily be
hired.

e Communal break out space/kitchen/toilet/welfare facilities — or should Yes
these be provided for each individual unit? Essential to have
centralized facilities so that there are reasons for businesses and
people to interact, particularly sole traders in individual small offices —
the interaction is a very imoitant part of business generation and long
term sustainability

o Vending machines — snacks, coffee etc. Important to have snacks on Sort of
site but prefers this to be by way of linkage with an existing local
business, e.g., local bakery, sandwich shop etc, who would supply.
Must have coffee machines, but also hot water boilers (boiling taps)
so people can make their own, and water coolers.

e Parking — on site or elsewhere? As long as parking is available Not
nearby it does not need to be on site. essential
e Visitor parking — on site or elsewhere? As above Not
essential
» External break out space This would help to developing an effective Yes if
business community and linkages with the wider community, and available

could for example involve a local community link to growing food and
gardening — great opportunity to make the place central not just to its
users but the wider community

e Back-up generator to address power outages Not
discussed
e Other? The space needs to be dynamic, modern, interesting and Yes

flexible, and to create a feeling of an energetic workplace. It has to
gve the impression of a forward-looking working environment. Image
and brand are very important — especially relevant to Southwold
where the reputation is that of an "older” town — needs to be
something new that will appeal to a broad spectrum of businesses
and attract young/new enterprise

Should rental figures be fully inclusive of all services and utilities, or should individual units
have separate utilities capability? Should the service charge be separated from the rent —
clearly additional charges would be made for rental of meeting room etc.

Inclusive but separate rooms can have individual rating responsibility, and power can be
metered if preferred. For most a single clear charge and full transparency of all costs is

essential/

Would you provide centralised services such as printing, photocopying, access to Teams,
Zoom etc? Anything else?

Yes, subject to booking charges etc, but preferential rates for occupiers. Can also be made
more widely available to the community and other existing businesses/education after core
working hours - wine tastings, art exhibitions, quiz nights, local business events, local
meetings etc. Evening use will maximise income and embed the space into the wider

community
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With regard to terms, would you offer flexibility to have a rolling monthly commitment on one
month’s notice, or a blend of this and longer-term commitments such as a 6 month
agreement? Other?

Flexible infout terms are essential, but businesses once established tend to stay and grow,
some become “bed blockers” and can be charged an increasing rate year on year to
encourage a turn-over and maintain opportunities for newer businesses.

What level of fully inclusive rental charge do you think would secure demand in Southwold,
assuming no on-site car parking:

£10-15 psf pa
£16-20 psf pa
£21-25 psf pa
£26-30 psf pa
£31-35 psf pa

Please highlight all that you think are likely to secure demand for occupancy.

Would this change if there were on-site car parking?

Not specific, depends on the location, but can charge a membership fee (circa £60 + VAT pa,
less for students) plus a charge per day for a desk (£10 + VAT per day of usage) and then
separate charges per person for the office space. Not unreasonable to have a charge that
equates to between £20 and £30 psf.

Do you have any other observations/comments about the potential for an Enterprise Hub in
Southwold? Branding and identity is key... “Southwold Enterprise Hub” is not an inspiring
identity — could be linked into a wider brand (e.g., @inc, as used in Bury @inc (menta.org.uk)).
This must be considered at the design stage, and it would be beneficial to have an operator
involved at the design stage, and a designer with specific knowledge of the sector. This would
help maximise the usefulness and value of the space — and identify how each area is paid for
and by whom.
Key areas to invest in include:
Booking systems
Branding targeting and marketing
Linkage with existing businesses
Local and developing Supply chains
Community involvement
On-site representation and management
Opportunities for local partnership/sponsorships
e Commitment to building a business community, which will maximise occupancy
In terms of physical development, key issues are:
¢ Very light space
Communal areas where people can mingle
Flexibility
Dynamic spaces offering variety
Ideally linkage between buildings if it is a two building site
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BCIS Cost Table

BCIS’ (3 rics

£/m2 study

Description: Rate per m2 gross intemnal floor area for the building Cost including prelims.
Last updated: 02-Jan-2021 00:42

> Rebased to Waveney ( 95; sample 19 )

Maximum age of results: Default period

Building function £/m? gross internal floor area —
(Maximum age of projects) Mean  Lowest Lower quartiles Median Upper quartiles Highest
New build
320. Offices

Generally (15) 1779 908 1,287 1,701 2,130 4457 a9

Air-conditioned
Generally (15) 1822 1,076 1,422 1,753 2,107 3,165 3
1-2 storey (15) 1,694 1,076 1,395 1,595 1,812 3,165 12
3.5 storey (15) 1720 1234 1,358 1732 2,107 2459 11
6 slorey or above (15) 2,093 1,574 1,871 2,019 2,180 2,960 7

Not air-conditioned
Generally (19) 1,761 908 1,273 1,703 2,162 3,079 47
1:2 storey (15) 1,730 969 1,200 1,671 2,165 2911 2
3-5 storey (15) 1,787 908 1,276 1,769 2,191 3,079 21

6 storey or above (20) 2,168 1,671 - 2,241 - 2480 4
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Appendix 6

Reference to key outputs required in the brief

This appendix highlights for reference where the specific key outputs required by the brief are
addressed.

The brief outputs are set out below in ialics:

2.1 Key considerations for this Business Case Review to capture and address include the
following:

Identify operators and providers of innovation facilities, and potentially of this facility.
o Table 1 and Discussions with Nwes and Menta see para 2.1.4 and following
e Views of commercial property market agents - a market review
o See section 2.1.5 and following
e Comparable or competing facilities
o Tablel
o The requirements of the likely potential users of the proposed Southwold Hub facilities
o Tables2 &3
o Section 2.1.5
o A clear view local market demand for this facility in terms of; the nature of that demand
(ie what sorts or space/facilities/services are required); the likety levels of user demand
for Hub facilities (ie how much, when?) ; rents/service charges which could be achieved.
o Section 2.1.5, Table 1, Table 5, Table 6, Table 7, Table 8, Tables 10 and 11, and 13
& 14 _
e The scope and form of the facilities which would best address demand and which should
be provided with reference to the currenf?y approved hub scheme. le what design aspects
should stay and what might needed to be refined?
o Table 6 and section 2.2

22 The corresponding outputs/deliverables required from this commission must include:
A structured Business Case Review Report covering the items noted in this brief and to

include ;

s A market review
o Sections 2.1.2, 2.1.3,2.14,2.15,221
e Recommeridations of the likely form, nature, quantuny’s and timing of user demand and
the corresponding facilities needed — considerate of all areas noted under item 2.1 and
in a form which can be used for any refinement of the currently approved proposals to
ensure that appropriate facilities/flexibility.
o The market review identified that it is impossible to identify quantum and timing
of future demand, but confirmed market confidence in the proposal
o Table 6 and commentaryat2.2.3and 2.2.4
e Review of viability and financial sustainability of the business case based on the items
noted in this brief including related calculations and forecasts
o 2.2.4,272.5,2.2.6, section 2.3
o Review, forecasts and recommendations of corresponding likely rents/income




o 2.2.4,2.2.5,2.2.6, section 2.3

e Revised cashflows (in similar scope those in the existing business case) based on the
bidders findings of the items noted in this brief. (Nb: assumed development cost
estimates can be provide by the current project team to help inform this element)

o 2.3.3and Appendix 5
e Review and Recommendation on the likely user profiles/target market, key attractions
and any USP which could differentiate the offer from the alternatives to potential users.
o The main USP is location — “the Southwold Effect” see 2.1.5
o Target widest user profile to maximise potential — based on advice from the
market —see 2.1.5
o Create linkages with the local community, to maximise usage and income and
extend hours of income generation — feedback from operator. See 2.1.4




