Max Bryan 23.06.23

| enclose two documents. The first contains my position on supply as set out in my evidence (Document
1). Rather than incorporate his comments on my schedule, Mr Kinghan has produced a further
document containing his position (Document 2). | respond to Mr Kinghan’s position in this note. In
doing so, | refer to the tables numbered in Document 2.

Comments on Document 2 - the Supply Summary (LPA)

1. Mr Kinghan’s version of Table 1: NEW SUPPLY CAMBRIDGE OFFICES & LABS, replicates my
position on Offices, but includes three additional properties within the Lab supply table. | set these
out below, along with my comments:

Delivery year

Scheme

Scheme NIA
000 sq ft

Comment on LPA mark up of table

2023

Wellcome -

One

commercial building

44

This space is being delivered as institute space for the Campus
and is not being made available to the commercial office / lab
market. Similarly, neither party has included University research
space (e.g. Dolby centre) in take up that the University delivers for
their own use and which will never be available for the commercial
market. The proposed 2023 delivery also seems ambitious on
timings.

Astrazeneca at CBC

131

This space is being delivered by AZ as an owner occupier and will
not therefore be available to the commercial market, so had been
excluded from my table.

2025

ARM at PTP

95.4

This property is not pre-let to Arm and has already been reported
in my office table at Table 1 — see 100k NIA in 2025 as Peterhouse
Technology Park. To include this in the lab table is double
counting as it is already recorded in the office table.

By including the floorspace above, Mr Kinghan has incorrectly updated Table 2: SUPPLY SUMMARY
2022-2024 (NEAR) AND 2025-2028 (MEDIUM) FOR OFFICE & LABS SPLIT OUT SEPERATELY, in
relation to Lab delivery. To summarise:

Appellant supply table summary:

LABS

Total NIA

NIA(less
C.Morth)

NIA (less all
waiting for
detailed
consent)

:2022-2024
Annual

342
114

342 342
114 114

2025-2028
Annual

1,194
209

855 536

214 134

LPA supply table summary:

NIA (less all
waiting for
detailed
consent)

NIA (less
LABS C.North)
[2022-2024 517 517 517
Annual 172 172 172
2025-2028 1,289 950 631

Annual 322 238 158

Total NIA

This then follows though to Mr Kinghan’s Supply summary 2022- 2024 (Table 3: SUPPLY SUMMARY
2022-2024 (NEAR) AND 2025-2028 (MEDIUM) FOR OFFICES & LABS COMBINED).

Appellant supply table summary:

COMBINED OFFICE &
LAB NEW SUPPLY

Total NIA

NIA (less
CMorth)

NIA (less all
waiting for
detailed
consent]

Annual

2022-2024

Annual

2025-2028

2,044
511

1,495
374

1,176
294

LPA supply table summary:

NIA (less all
waiting for
detailed
consent)

'COMBINED OFFICE & LAB|

INEW SUPPLY NIA (less

Total NIA C.North)

2022-2024 910 910 910
r 14 r

303 303 303

2,139 1,590 1,271

535 398 318

Annual

2025-2028

Annual

2. Table 4: UNDER SUPPLY OF NEW OFFICE & LAB DEVELOPMENTS BASED ON MR
KINGHAN'S FIGURE

Mr Kinghan states there is need for 461k sq ft pa of new supply for the period 2020-2041. He bases
this on the need position as set out in CD5.10. In the near term, even using his inflated figures with




the inclusion of the 3 properties listed above (in orange box), this supply does not meet near term
new supply requirements.

In the medium term, even using Mr Kinghan’s inflated figures with the inclusion of the 3 properties
listed above (in orange box), this supply could only meet medium term demand with the inclusion
of the delivery of the appeal site at Cambridge North plus there would still be the need for further
schemes to secure detailed consents.

Table 5: UNDER SUPPLY OF NEW OFFICE & LAB DEVELOPMENTS BASED ON PROJECTED
ANNUAL AVERAGE TAKE UP OF 850K.

For Mr Kinghan’s response, when utilising the forecast for take up at 850k sq ft but with a 63%
ratio of new space (so 536k sq ft of new space pa), even using his inflated supply figures with the
inclusion of the 3 properties listed above (in orange box), such supply could only meet medium term
demand with the inclusion of the delivery of the appeal site at Cambridge North plus there would
still be the need for further schemes to secure detailed consents.

Mr Kinghan then includes further outline schemes he wishes to include in the supply suggesting
there is no impediment to their delivery but in doing so fails to consider the need to secure reserved
matters approval. In addition, some of his comments on those schemes in the status box of that
table are not based on market reality. My comments on these are in green in the table below. Thirdly,
Mr Kinghan’s references 2030 and then the period 2025-29.

Outline Permissions - no impediment to delivery by 2030

Scheme | Scheme

Lab/Office GIA NIA Status
St Johns 85 Note: St Johns House which currently has 2
h Reserved matters tenants (only 1 is vacating). It is expected

Innovation o ; . .

application permitted to need to be demolished prior to
Park B2 .

progressing the scheme.
350 | Outline application No detailed applications yet.

permitted, potential for part To deliver 350k sq ft on what is a greenfield
Wellcome delivery of a total of site by 2030 would be considered very
Genome ¢1,500,000 sqft total mix of ambitious.
Campus commercial and institutional

space. Figures indicative but
reflect market and position.

340 One building has been included by the
appellant even though the current owner
will be amending the detailed consents they
have. To deliver 340k sq ft on what is a

cire 480 greenfield site by 2030 would be
considered very ambitious especially as the
same owner will be delivering space at
2025-2029 Granta Park
200 | Permission granted for No detailed consents. The delivery of any
development including commercial space by 2030 is not
Eddinaton 100,000 sgm B1 of which anticipated by the market.
9 40,000 sqm or 450,000 sqft
for commercial. Quantum
estimated
300 | Total of 170,000 sgqm / 1.8m | No consent — even outline. The University
sqgft assume some delivery is focussed on delivery of space for its own
West ) : f ) -
Cambridge in period, has res_olutlon to users and_ commercial space at this
grant and S106 signed. quantum is not expected.
Quantum estimated
. 350 | Outline application permitted | No detailed consents. A proportion of this
Cambridge . ) L
Biomedical for 75,000 sqm or which space is reserved for clinical use and
Campus 51,000 or 570,000 sqft therefore not available for the commercial
SoutF;\ o% remaining. Expectation to market.
D deliver in next 5 years.
ame )
M Adjusted down for
ary

healthcare components




Archer
Way

114 | Application Number No detailed consents
16/1078/OUT Site Plot 9
Cambridge Biomedical
Campus - 14,193 sgm of
Plot 9 CBC biomedical and biotech
research and development
(Use Class B1(b)). 20%
discount applied for medical
area.

5. Although Mr Kinghan’s table is not very clear, he can only show over supply in the medium term by
including all the schemes above (most of which do not have detailed consents) and by including
Cambridge North and other schemes currently seeking detailed consents.



NEW SUPPLY CAMBRIDGE - Looking out to 2028 all figures 000 sq ft NIA. (If NIA figures not available assumption of 10% reduction to change from GIA to NIA Outline issions - no i If to delivery by 203(

NIA (less all NIA (less all
waiting for waiting for
NIA (less detailed Within 5 Council NIA (less detailed Within 5 Council Within 5 Council
Office Scheme NIA Total NIA C.North) consent) Status ‘mins of train Position Lab Scheme NIA Total NIA C.North) consent) Status ‘mins of train Position Lab/Office Scheme GIA Scheme NIA- Status mins of train Position
[No new lab space delivered St Johns| 85
20 Station Road Peda Lot Yes 2022 (PC'e) i o o o ecuston Resarved matters application permitted
80| 102] Wae Jcome "350|Outine appiication permitted, potential for part delivery
30 Station Road PCa & Let ves 1000 Discovery Drive No* Genome fﬂ':m:‘;’l Z;:C‘)EDgf’g‘zf:;‘“:;:;m’;‘:ﬁzﬂ:sz;i’e‘f
Campus and position.
3 & 4 Station square 19 PC'd & Let Yes Unity Campus E| No CITP 1480 9
Iz 20| Permission granted for development including 100,000
2022 (PC'd) 2022 Total 1o 1o 1o elcome eaing | 11/05384/REVE | Totalof 44172 (GEA) Use Class , adjusted 3£ 0.8 1A and™ Edaington am 1 of which 40000 sqm o 450,000 a1 for
3 z commercial. Quantum estimated
o T I—— 2025208 [ 300] Total of 170,000 sqm / 1.8m sqft assume some delvery
One Cambridge Square Yes 2023 | Astrazeneca at CBC Under construction, 13,502 sqm adjsuted to 145,000 sqft anad NIA station opens| Cambridge in period, has resolution to grant and S$106 signed.
13, 3 Quantum estimatec
gz T Cambriags 350]
Biomedical (Outine application permitied for 75,000 sqmorwhich ||
o1a swiss P2 No he press, Foxton (P 1) ves Campus, 51000 or 570000 st amaring. Expecaton 10 deertaion
Dame Mar components opened
cher Wai
114|Application Number 16/1078/0UT Site Plot 9 Cambridge]
[Biomedical Campus - 14,193 sqm of biomedical and
2023 Total 123 123 123 2023 Tota 37067 37067 37067 Ploto CBC blu:ech reseamhpalni develuﬂr:enl (Use Class B1(b)).
2023 discount applied for medical ares.
Brooklands 69 Yes [Babraham 38 No
10 Station Road 0 Yes 2024 One Granta 108 No
2024 Total [ [ [ 2024 Tota | Tas| Tas|
2024 Zone 2 (H), Granta 81 No
Poterhouse TP 100 No Tho Pross, Foxton (Ph 2) 59 Yes Further ions (to but not include in supply
2025 Tota 100] 100] 100] 2026 [ARM at PTP %4 No
80| 17| Within5  Council
2025 Dirac No SCSC, Sawston No Lab/Office Scheme GIA Scheme NIA status mins of train Position
Devonshire Gardens 120 Yes 2025 Tota 3524 3524 3524 Huawei |54 499]Former Spicers Site, permission for Huawei R&D facilly
F2,ca1 4] ves Zone 2 (F), Granta 8 No s0ap000  |Comboume [170 ‘E{Land 10 the west of Cambourne, outine permission
Cambridge Norih (s 04) 120] Detailed application as part of the appeal site Yes . Chesterford RP* 5] No Waterbeach 167 150]
2026 2026 Total 360] 240] 240] Cambridge North (S 06) 87] Detailed application as part of the appeal site ves Northstowe [161 145]
Botanic Place 3# Yes 2026 Tota 22 135] 135]
2027 Total 300 300 300] Zone 2 (G), Granta 54 No
oor Cambridge North (S 08)" 9| (Outiine applcation as part of the appeal site Ves Cambridge North (S 07) 2| [Detailed application as part of the appeal site Ves
2028 Total | o] q q] 2027 Block B, Melbourn SP. 65] Detailed building application as part of arger outiine application No
o2 Vitrum 133 Detailed appiication submitied No
Merin Place 121 [Dotailed application submitied No
detailed application but meets 2027 Total | 373 54]
ce 0] No
2028 Cambridge North (S 09) 160] (Outine application as part of the appeal site ves
2028 Total | 250] 9] 9]
+* Beyond SCOC boundary
IA (iess ai
waiting for
NIA (less detailed
SUPPLY SUMMARY 20 Office Total NIA C.North) consent)
20222024 393 393 393]
IA (iess ai
waiting for
[Annual NIA (less  detailed
131 131 131 LABS Total NIA C.North) consent) LABS Total NIA
20252028 850 640 640| 20222024 517 517 517 2025-2030 2,689
JAnnual 213 160 160 Annual 172 172 172 Annual | 538
20252028 1,289 950 631
Annual 322 238 158
SUPPLY SUMMARY 2022-2024 (NEAR) AND 2025-2028 (MEDIUM) FOR OFFICES & LABS COMBINED
e
[CoMBINED  OFFICE & paitine o) [COMBINED OFFICE]
[LAB NEW SUPPLY NIA (less detailed & LAB NEW SUPPLY]
TotalNIA  CNorth)  consent) TotalNIA  NIA (less C.North) NIA less all waiting for detailed consent)
[2022-2024 910 910 910
Annual 303 303 303
2025-2028 2,139 1,590 1271 2025-2030 3,329
Annual 535 398 318 Annual 666
UNDER SUPPLY OF NE[Total need for new supply 2020-41 (as per MK report) 9688 |
| Average need for new supply pa 2020-41 (as per MK rep: 461 | UNDER SUPPLY OF NEW OFFICE & LAB DEVELOPMENTS BASED ON MK FIGURE
[ NEAR TERM [ Comments [ Variance to average [Total need for new supply 2020-41 (as per MK report) 9688 |
| 2022 2023 2024 | | need pa (as per MK | Average need for new supply pa 2020-41 (as per MK 461 |
303 Significant under suppy pa -158
303 as above [ NEAR TERM [ Comments
Total (average pa) 303 as above | 2022 2023 2024 | Variance to average need pa (as per MK report) |
Less (C North) (average pa) Total (average pa) 303 Significant under suppy pe -158
Less (less all waiting for detailed consent) (average pa) Over 3 years -474
[ MEDIUM | Comments [ Variance to average
| 2025 2026 2027 2028 | | need pa (as per MK ‘
535 Supply in range pa of need but not overcoming near term deficit 74
398 Continuing under supply 64 MEDIUM [ Comments |
Total (average pa) 318 Significant under supply -143 - 2029 | | variance to average need pa (as per MK report)
Less (C North) (average pa) Total (average pa) 666 of need but not overcomil 204
Less (less all waiting Over5 years 1022
UNDER SUPPLY OF NE[Projected annual average take up Medium/Longer term from 850 |
|_Ratio of new spaces required versus churn of existing space 63% | UNDER SUPPLY OF NEW OFFICE & LAB DEVELOPMENTS BASED ON ANNUAL AVERAGE TAKE UP OF 750K UNDER SUPPLY OF NEW OFFICE & LAB DEVELOPMENTS BASED ON PROJECTED ANNUAL AVERAGE TAKE UP OF 850K
[Need for new space PA Medium/Longer term from 2025 (next | 536 |
[Projected annual average take up Medium/Longer term from 750 | [Projected annual average take up Medium/Longer 850
| Ratio of new spaces required versus churn of existing 63% | |__Ratio of new spaces required versus churn of 63% |
[ MEDIUM | Comments [ Under supply of new |Need for new space PA Medium/Longer term from 2025 | 473 | |Need for new space PA Medium/Longer term from [ 536 |
| 2025 2026 2027 2028 | | office and lab
535 Supply in range pa of need but not overcoming near term deficit -1
398 Continuing under supply -138 [ MEDIUM [ Comments ] [ MEDIUM [Comments Under supply of new
Total (average pa) 318 Significant under supply 218 | Under supply of new office and lab developments pa | | | officeand lab
Less (C North) (average pa) Total (average pa) 666 Supply exceeds need 193 Total (average pa) 666 Iy exceeds 130

Tess (less all i




Table 1: NEW SUPPLY CAMBRIDGE OFFICES & LABS - Looking out to 2028

all figures 000 sq ft NIA. (If NIA figures not available assumption of 10% reduction to change from GIA to NIA

NIA (less il NIA (less il
waiting for waiting for
NA(less  detailed Withins  Council NA(less  detailed Withins  Council
Office Scheme Scheme NIA Total NIA__ CNorth) _consent) _ Status mins of train Position Lab Scheme Scheme NIA Total NA__ CNorth) _ consent) _ Status mins of train Position
20 Staton Road B Poaa Lot ves 12022 (Pe'e) il q o o newlab space delvred
20 ation Road 8] Peaa Lot vos 1000 Discovery Drive 02 o
2022(pCe) T )
5 8.4 Station square Peas et vos Uity Campus o
2023 o
2022 Total 165 165 165 The Pross, Foxton (Ph 1) ves
|one cambriage Sauare ] ves 2023 Tota 196 196 196
2023 l01d Swiss P2 2| o Babraham N o
2023 Tota 123 123 123 2024 lone Granta 108 o
Brookiands o5l ves 2024 Tota 146 146 146
e 10 Sttion Road 5] ves [zone 2 (), Granta o1 o
[2024 Total 78] 78] 78] 025 [The Press. Foxton (Ph 2) | ves
s Peterhouse TP 700) No [scsc. sawston 7] No
2025 Tota 700] 700] 700] 2025 Tota %7 27, 27,
Dirac ] No [zone 2 (). Granta &1 No
Devonshire Gardens 720) ves 026 [Chesterfora RP™~ B o
2026 F2.CB1 0 ves [Cambridge North (s 06) o] Detaled application s part of the appeal st ves
[Cambridge North s 04) 720) Detaled application s part of the appeal st ves 2026 Toul 22| 35| 73|
2026 Tota 360) 240 240 [zone 2 (G). Granta B No
oor Botanic Place 300) = [Cambridge North (5 07) | Detaled application as part of the appeal st ves
2027 Tota 300] 300] 300] oor Block B, Melbourn SP | Detaled bulding application as part of lrger outine application o
o [Cambridge North (5 08 = [Outin appicaton as partof the appeal site ves [Virum 733 Detaled application subrited No
2028 Tota %] 9 Merlin Place 21 Dt applcation submited No
2027 Total 53 573
. orme. | No
2028 [Cambridge North (5 09" 750) [Outine appication as part o the appeat site ves
2028 Tota %0) %]
+* Beyond SCOC boundary
Table 2: SUPPLY SUMMARY 2022-2024 (NEAR) AND 2025-2028 (MEDIUM) FOR OFFICE & LABS SPLIT OUT SEPERATELY
VA fless al A fless at
waiting for waiting for
NA(less  detailed NA(less  detailed
TotalNIA_ CNorth) consent) Lass TotalNIA_ CNorth) _consent)
393 393 393] [2022-2024 2 2 2
131 131 131 |Annual 114 114 114
850 640 640) [2025-2028 1194 855 536
213 160 160) [Annual 209 214 134
Table 3: SUPPLY SUMMARY 2022-2024 (NEAR) AND 2025-2028 (MEDIUM) FOR OFFICES & LABS COMBINED
TS
lcomBiNED oFFICE 4] T
A8 NEw suppLY NA(less  detailed
Total NIA__ CNorth) _consent)
735 735 735
25 25 25
2025 2028 200 1495 117
[pnnual 511 374 204

Table 4: UNDER SUPPLY OF NEW OFFICE & LAB DEVELOPMENTS BASED ON MK FIGURE

[Total need for new supply 2020-41 (as per MK report; 9688 |
| Average need for new supply pa 2020-41 (as per MK repor- 261 |
NEAR TERM [ Comments [ Variance to average
need pa (as per MK
2022 2023 202 report)
Total (average pa) 25 Significant under suppy pa 216
Less (C North) (average pa) 25 as above
Less (less all wating for detailed consent) (average pa 245 as above
[ MEDIUM [ Comments | variance to average
need pa (as per MK
205 2026 2027 2028 report)
Total (average pa) 511 Supply in range pa of need but not overcoming near term deficit 50
Less (C North) (average pa) 374 Continuing under supply -88
Less (less all waiting for detailed consent) 29 Sigificant under supply 67

(average pa)

Table 5: UNDER SUPPLY OF NEW OFFICE & LAB DEVELOPMENTS BASED ON PROJECTED ANNUAL AVERAGE TAKE UP OF 850K

Projected annual average take up Medium/Longer term from 2025
(next 10 years) 850
Ratio of new spaces required versus churn of existing space
(provided by MK CD9.08 (3.18)) 63%
Need for new space PA Medium/Longer term from 2025 (next 10
lyears) 536
[ MEDIUM [ Comments | Under supply of new
office and lab
2025 2026 2027 2028 developments pa
Total (average pa) 511 Supply in range pa of need but not overcoming near term deficit -
Less (C North) (average pa) 374 Continuing under supply 162
Less (less all waiting for detailed consent) on Snifcant under supply o

(average pa)




