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1. Introduction
Trim Town Council has asked for a study that will examine the feasibility of an Enterprise Centre in Trim.

The terms of reference for this study are as follows:

1. The construction of a purpose built enterprise centre on a site in the ownership of Meath County Council or Trim Town Council or a site to be purchased on the open market.

2. The possibility of entering into a private  sector arrangement to use an existing building in one of the Industrial estates or business parks in or close to Trim.

3. Engaging in some form of pilot project which would involve the conversion of domestic houses or small vacant office space into a home working centre aimed at those in the IT business sector.

4. The possibility of linking the development of an Enterprise Centre to one of the third level institutes bordering County Meath (i.e. Dundalk IT, NUI Maynooth, Blanchardstown IT, DCU etc). 

[image: image1.jpg]



Fig 1: St. Mary’s Abbey, Trim
2. Methodology
· An assessment of the likely demand as far as can be ascertained for business/industrial space in Trim. In this regard the person carrying out the study will be required to meet and liaise with the following: Trim Town Council, Meath County Council Economic Development Section, Meath County Enterprise Board, regional representatives of Enterprise Ireland and the IDA, Meath Partnership Company, Trim Chamber of Commerce, TIDE and any other body or agency considered relevant.
· Some general statistics on the current level of unemployment in Trim.

· Carry out a general assessment on the level of vacant industrial/ office space currently available in Trim to include ownership of same and where possible the period for which it has been vacant. This element of work should also include a broad description of the property including its approximate age and condition etc. No negotiations or discussions should be entered into with the owner of any property and no detailed examination of conditions needs to be carried out at this stage. A general external visual assessment will be sufficient. In this regard consultation with local auctioneers may be required.

· An assessment of the extent of available zoned land in Trim suitable for this purpose including details of ownership etc. Information of the Trim Development Plan will be provided by Trim Town Council.

· As assessment of where funding for the development of an Enterprise Centre could be sourced.

· In assessing the possibility of interest from third level providers there should be consultation with relevant third level institutions operating in the vicinity of County Meath. Liaison with Amanda Smyth, office for Further & Higher Education, Meath County Council will be necessary in this regard.

· An “Open Night” consultation event (or similar) where the elected Councillors and general public are invited to express their views.

· Any other consultations/meetings that are deemed appropriate.

3. Consultations as part of this Study

The study was undertaken with reference to the following bodies together with other local professionals and representations by open consultation;
a) Trim Town Council

b) Meath County Council Economic Development Section

c) Meath County Enterprise Board Development Section

d) Meath County Enterprise Board

e) Meath Partnership Company

f) Trim Chamber of Commerce

g) Representatives from Enterprise Ireland & the IDA

Meetings with the following also occurred as part of this study:

· Kevin Stewart, Director of Services, Meath County Council 
· Brian Murphy Trim Town Clerk 
· Raymond Potterton & Co Estate Agents
· Sherry Fitzgerald Royal Estate Agents

· Trevor Golden Councillor 
· Gerry Reilly Councillor 
· Ronan  McKenna Councillor

· Chamber of Commerce Meeting
· Anton Barrett, Head of Lifelong Learning Dundalk IT 

· Pat O’ Connor, Head of Business Studies, Assumpta Harvey, Claire Quigley, Blanchardstown IT

· Dr Tadgh O’ Dushlaine, Head of Irish Department, NUI Maynooth

· Michael Ludlow CEO, Meath Partnership

· Amanda Smyth, Further & Higher Education Officer, Meath County Council

· Manager, Trim Social Welfare Office

· Trim Town Council Meeting

· AIB Trim

· Bank of Ireland Trim

· Ulster Bank, Trim

· Enterprise Ireland

· Jane Weldon, Manager Kells Enterprise Centre

· Hugh Reilly, CEO, Meath County Enterprise Board

· Bank of Ireland, Open Enterprise Evening

· Failte Ireland
· Jim Donnellan  Manager Navan Enterprise Centre

4. Trim
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Fig 2: Trim Town
Trim in County Meath is very well positioned geographically to attract investment from many sources including tourism, education, technology and industry. Proximity to Dublin via the new M3 is a decided advantage. The town is 22k from the M50 and 40k from Dublin Airport. 
Trim is a Heritage Town with a significant number of protected structures and archaeological sites. A portion of the town centre is identified as an Architectural Conservation Area.

The town now has a population of approximately 7,500 to 8,500 people.  The population was expected to increase significantly in the coming years but in the current economic climate this is unlikely to occur. The town has grown steadily from 1961 (1734 population) to 2006 (6870 population) according to the 2006 Census figures published in 2007. An Post Geodirectory indicated that the population was 8,201 as at the 28th May 2007. As per the 2006 census 3,222 persons were recorded at work in Trim.
In the Meath County Development Plan 2007 to 2013 Trim is designated as a Moderate Growth Town consistent with the principals of the National Spatial Strategy and Regional Planning Guidelines the town is designated at Level 3. It is clustered with Navan (Level 2) and Kells (Level 3). 

The “Regional Planning Guidelines for the Greater Dublin Area 2004-2016” outlines how the national spatial structure relates to each of the regions. The area covered by the Trim Development Plan 2008 – 2014 is located in the Hinterland. The aim of the RPG’s for the Hinterland Area is to concentrate development into the towns. Under the classifications set out in the RPG’s, Trim is identified as a Moderate Growth Town, having a population in excess of 5,000 persons. It is envisaged that Trim will provide a supporting role to the larger adjacent ‘primary growth centre’ of Navan. Collectively Trim, Kells and Navan will form a Primary Dynamic Cluster where it is envisaged these centres will form a symbiotic dynamism which will facilitate the development of a self sufficient critical mass of complimentary towns (Trim Development Plan 2008).

The RPG’s also encourages the inclusion of policies;

· To protect and preserve the built, natural and cultural heritage;

· To encourage adequate provision of open space and recreation;

· to sustain green belts, and;
· to provide for social, community and cultural infrastructure as well as social inclusion.
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Fig 3 & 4: Trim Town - Street Views

The economic influences locally are diverse. Agriculture is still important and also food production, albeit at a small level, is still increasing. The recent opening of the Office of Public Works offices in the town will make a contribution with currently circa 300 people employed there. The accommodation, catering and hotel sectors continue to be significant employers and are well placed to support growth in tourism or other sectors. The town has no significant heavy industry. 
Proximity to Dublin has been influential in bringing people to locate here while commuting to work in the city and its suburbs. It is likely that many of these people would prefer to avoid the commute if suitable employment was available in the town. Located on the banks of the River Boyne, Trim Castle with all its Historic significance has a profound influence on the Locality.
Trim has many sporting influences with a state of the art GAA and Leisure Facilities as well as fine golf courses. Within the County of Meath there are many significant equestrian facilities such as: 
· Navan Racecourse

· Fairyhouse Racecourse

· Bellewstown Racecourse

· Laytown Racecourse

· Tattersalls sales and cross country facilities

There is much to be exploited with a view to bringing visitors to the area. 

[image: image5.jpg]1, /
it GaimiFatcaranzay, o\
gy Kihessan




Fig 5: Map of County Meath
5. Demand

It is difficult to assess demand in quantitative terms. Demand was assessed by the following methods:

1. Expressions of Interest Forms were made available to all interested parties and included (Copies were made available through the local press.):
· AIB Bank

· Bank of Ireland

· Ulster Bank

· Chamber of Commerce 

· Trim Town Council

2. A presentation was made to the Chamber of Commerce

3. A presentation was made to Trim Town Council and subsequently reported in local press

4. The study was highlighted at a Bank of Ireland Enterprise Evening

In assessing demand there are three main areas which have become apparent through the above consultations and meetings:

· Tourism

· Food 

· Education

The expressions of interest detailed in this study are indicative of the level of interest in this project. However, in the absence of a facility being currently available, it is not possible to be more exact at this point. It would be necessary in any event, to conduct an extensive survey which would be carried out if and when a decision is taken to progress this project.
It is significant that proximity to Navan and Kells (where the Enterprise Centre has much unused space), together with the limited population of Trim are limiting factors as far as demand is concerned.

6. Tourism

Trim and its environment are steeped in History, Heritage and Cultural Influences. The River Boyne is a natural primary resource which could be utilised for boating and water sports. Walking holidays could undoubtedly be encouraged as well as fishing and of course there is ample high standard hotel accommodation locally to meet the needs of visitors. 

A caravan and camping facility, approved by Failte Ireland would be desirable and would attract visitors to the town. The existing sporting facilities of golf, football, fitness and leisure are also available to encourage and facilitate visitors. 

Failte Ireland could be a key influencing factor and supporter of local projects and third level institutions could assist in the educational aspects to promote Business, Leisure & Cultural activities. 

An Interpretive Centre, similar to Bru Na Boinne could be considered along with the above in any proposed development as could a Theatre to promote our Arts, Cultural, Music and Drama (etc). Trim Castle has been made famous by the film Braveheart which was filmed in the castle and grounds and brought huge attention as well as financial gain to the town and surrounds. 

The writer and Satirist, Jonathon Swift lived in Laracor, Trim and there is huge interest in his life and work and this could be incorporated into any facilities being proposed. The Swift Festival takes place in July annually.

Evidence of demand for tourist facilities in Trim is apparent; there are a significant number of festivals all related to our culture and heritage as follows:

· Trim Balloon Festival
· Trim Swift Festival

· Trim St Patricks Day Festival

· Scurlockstown Olympiad, Traditional  Haymaking Festival
7. Education
As part of this study, meetings were held with the following Third Level Institutions; Dundalk IT, Blanchardstown IT, and NUI Maynooth.  The proposal for an Enterprise Centre in Trim is of interest to these Institutions. Financial considerations however, do not allow for any progress at this time.
The lack of a third level facility in County Meath is an issue with many bodies and there may be opportunity for further interest if appropriate facilities were available.

An Educational Facility could also be developed to provide courses on Cultural Tourism, Applied Academia (Geography, History & Celtic Studies) and An Gaeltacht. 

Evidence of demand for Educational Facilities, particularly 3rd Level has been confirmed by the Higher Education office of Meath County Council. Further confirmation of interest has come from Dundalk IT, Blanchardstown IT and NUI Maynooth. This of course is subject to funding which these institutions do not have at present. In the event that facilities were in place however, consideration would be given to involvement by way of outreach programmes.
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Fig 6: Aerial Map of Trim Town
8. Food
Food Production is an expanding area and could become an important source of job creation and thereby contribute to the local economy. Evidence is demonstrated by participation at local events such as:

· Sunday Markets

· Local Festivals

· Tattersalls International Horse Trials
Local press regularly feature the success of local firms in the County already making a name for themselves and winning awards. The quality of product on display at such events is very impressive. Most are small artisan producers and given the opportunity many would like to increase production but need improved facilities.

Meath Partnership is anxious to support fledgling industries in the food sector and may have some applicants for units in a suitable centre.

Evidence of interest in this sector is confirmed by the above details.

9. T.I.D.E
Trim Initiative for Development and Enterprise (TIDE) is an organisation that operates from their own unit at the Maudlin Centre in Trim which was initially set up in the nineties. At that time, their objectives were similar to what is now proposed for the Enterprise Centre.

In recent times its focus has changed however and it is now seen as a Community Resource Centre and concentrates mainly on training and supporting people who are disadvantaged. Some of its training courses are run in conjunction with F.A.S and its concentration is on areas such as:

· Arts and Crafts

· Disability awareness

· Basic and intermediate level computer training

· Communications

· Childcare

· Healthcare support
TIDE  therefore does not address the facilities that an Enterprise Centre would provide and is not seen as being in competition in any way.
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Fig 7: Boyne River, Trim
Benefits of an Enterprise Centre

In these times of high unemployment (450,000 people) there is a need for initiative and creativity. Statistics to the end of March 2010 show that 3750 people are on the local unemployment register. This figure includes the surrounding areas of Ballivor, Longwood, Kildalkey, and Enfield (etc).

Figures for the town of Trim alone are not available. However based on previous statistics and the current national figure of 14% unemployment a reasonable estimate is that circa 900 people are unemployed in Trim.

Many people are looking for ways of getting back into the workplace and incentives are required to encourage entrepreneurship. The availability of suitable facility/facilities would act as a stimulus.

There is also a community aspect that would benefit, Ideas can be shared, feedback given to others and a social benefit for all involved. Costs of course are a major impediment to new/start up Businesses and an Enterprise Centre would allow costs and overheads to be shared and in some cases common resources available to all. 

Any measure that leads to a reduction in unemployment is welcome and an Enterprise Centre could definitely have an impact and create jobs. The knock on benefit extends to the families and communities of those involved and the facility will be there for future generations.

An Enterprise Centre would offer affordable high quality space to individual Enterprises and Community groups with viable Business ideas which will contribute to Economic Development of Trim.

Possible uses for an Enterprise Centre and all the evidence in this report point in three main directions Food, Tourism and Education. Also the current work being undertaken by local groups arranging the many events and festivals could be supported by the Enterprise Centre and attract further visitors to the town.
10. Facilities Required & Location

While assessing demand we have also investigated the size of the building required to house an enterprise centre. Typically research has shown that there is demand for units from 200 to 800 square feet. However should a high profile or larger employing anchor tenant be located then it is likely that a unit of 4000 – 5000 square feet could be needed for such a tenant.  Therefore it is reasonable that approx 10,000 sq feet possibly with further options will suit the short term/ immediate needs for a centre. Comparison with Navan EC, Kells KETC & Cavan Business Centres all suggest that approx 10,000 sq feet should suffice.

There are a number of options available:

1. Purchase a site and build a suitable facility.
2. Buy, lease or rent an existing property.

Option 1: This does not seem practical at this time due to cost factors.  The purchase of a suitable site, plus build cost and fit out costs would be prohibitive and unnecessary.
Option 2: This is the most practical solution. There are a range of commercial properties available in the surrounds of the town and a suitable unit or units should be available

I have reviewed some proposed suitable properties: 
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Oaktree Business Park, Trim, Co. Meath
· Units 200 to 500 sq foot

· Central location
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· Scurlockstown Office Campus, Trim.
· Units 250 sq foot plus
· Central location
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Oaktree Business Park
· 10,000 Sq Feet
· For Sale or Lease
· Central Location

· Oaktree Business Park
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10,000 Square Feet
· For Sale or Lease

· Central Location

The above properties are indicative of what is available for sale or lease within a short distance of the town. Typically rentals are quoted at circa €4 per sq ft upwards depending on finish/fit out and available facilities.  Price to purchase is generally indicated at circa €60 per sq foot.
It is also felt that location is vitally important for an Enterprise Centre. Access and parking are essential as well as a good quality Broadband. High profile location is important to any prospective anchor tenant.


There are many suitable vacant properties in the Trim area. Selection of course would depend on demand and suitability.

In the course of this study the following property was put forward for consideration. The Old Glebe at Loman Street is a former rectory dating back to 1751. It stands on circa half an acre and is a three story over basement property of circa 5000 sq ft and is well maintained. It has many historical connections and architectural features.  It has ample on site parking. 

The owner is anxious that the house be made available for uses that reflect its character, location, history and connections with the town of Trim. 

The property could have many uses including:

· Educational Facilities 

· Tourism

· Arts & Languages

· Information Technology

Consideration would be given to any arrangement that brings benefits to the town and community.

Properties such as the old Spicer’s site and the former FBD building could be considered for use.

The properties shown in this study are indicative only of what is available in Trim and surrounding areas. There are other similar properties that could also be considered.
11. Costing

Option 1: Construction of a new unit:

· Purchase a suitable site in a location with access and parking.

· Estimate 1 to 3 acres. 

· Estimated site cost €300,000. 

· Build cost for 10,000 sq ft @ €75 per foot = €750,000

· Fit Out €250,000 

· Planning & Consultancy Fees €100,000

· Total €1,400,000

Option 2: Lease or purchase of a suitable unit:
· Source suitable unit in a location with access and parking.

· Required circa 10,000 square feet

· Rental €4 to €12 per square foot per annum depending on finish & fit out
· 10,000 sq foot unit would therefore cost upwards on €40,000 per annum

· Purchase costs are indicated at circa €60 per sq foot

Assumptions: 
1. Site cost is based on present market conditions with land zoned for commercial use averaging €100,000 per acre.

2. Build Cost based on average per square foot for this type of building to include ground works and provision of services.

3. Fit out costs will totally depend on the purposes for which the building will be utilised and this is a basic estimate.

4.  Running costs will consist mainly of a management team, maintenance, insurance, electricity and marketing. 
12. Funding

A Company will be required to run and manage such a project. This will involve onsite facilities management necessary for supervision of the proposed centre. 

Running costs will require income from future tenants to cover all outlay. The project will need to be self financing.

In the Current Economic Climate funding will be difficult to obtain. The private sector i.e. Banks will consider the provision of finance. However this will be subject to normal commercial lending criteria and it will be difficult to show repayment ability unless the Centre is well utilised with paying tenants. The acquisition of an anchor tenant would help significantly in this regard and would be important to the funding of the centre. 

Government agencies at present do not apparently have budgets to promote this type of activity. There is no other obvious source of funding available.
On a positive note there is a new Government pending and there is a great deal of focus on measures designed to kick start the economy, particularly to give incentives to the SME Sector. It is likely that the new Government will have a new strategy to provide supports. It would therefore be prudent to have a Business Plan in place to help with applications and required funding.
Rental costs to start up Businesses are an issue and would have to be very reasonable to give encouragement to these Businesses; therefore income from tenants in the early stages would be limited. 
13. Other Enterprise Centres
Navan has an enterprise centre of approx 70,000 sq foot and has been quite successful assisted by tenants such as the HSE and Meath County Council.  It also has a number of smaller units from 400 to 800 square foot with a diverse range of Businesses. Its location is excellent with good access to parking. It is almost fully occupied.
Kells has a modern Enterprise & Technology Centre of approx 30,000 sq foot. It is primarily intended for the light manufacturing and High Technology service sector. While initially having a strong tenant employing circa 200 people it now has occupancy of circa 30%. It is located just outside Kells with excellent access and parking facilities. It may be that suitable tenants could seek to locate to this venue in the interim pending a decision on Trim.
a) County Cavan has a number of centres. Cavan town has a centre of 21,000 sq foot. 
b) Cootehill  - 9000sq ft

c) Killeshandra  - 7000 sq ft

d) Blacklion - 7800 sq ft (60% occupancy, rent at €5.50 psft +VAT

A very modern Enterprise Centre has also been set up in Ballybane County Galway. This was funded by its local Credit Union and this could also be an area to investigate.

14. Expressions of Interest
Detailed below are some small enterprises, ideas and possible Businesses who would use an Enterprise Centre in Trim.  
Enquiries from local banks suggest that in the year to date there have been a significant number of new Business start ups and there have been a number of expressions of interest from the food production area.

1. Incubation Unit & Hot Desk for the food sector
2. Incubation Unit for sales of shoes/handbags
3. Incubation Unit for a cookery school
4. Incubation Unit for water proofing systems
5. Hot desk for Construction Company
6. Toy E Commerce & Rental

7. Technology Product Supply

8. Micro Brewery/Micro Bio Diesel/ Green Chemistry Training

Failte Ireland has a particular interest in the Boyne Valley promotion and will give consideration to support for applicants with meaningful and viable enterprises that will bring visitors to the area. 
The three Third Level Institutions consulted as part of this study have all expressed an interest to become involved through Education in Irish Culture & Heritage, Business Education & Information Technology subject to the necessary funding being made available. 

Meath Partnership is anxious to support fledgling industries in the food sector and may have some applicants for units in a suitable Enterprise Centre. 

15. Process
In the event that a decision is taken to progress this project and establish an Enterprise Centre the following course of action would need to be undertaken:
It will be necessary to form a limited company  under the auspices of Meath County Enterprise Board. The company will have a board of directors drawn from community and representative groups and the appropriate authorities.

A management team will be required for purposes of administration and caretaking.

A list of suitable properties should then be drawn up with details relating to price, lease terms, facilities and associated costs.
Funding requirements can then be addressed when actual details are available.
16. Conclusions

Most of the research undertaken confirms that there is undoubtedly an appetite to have local facilities to promote employment by encouragement to entrepreneurs to start their own Business.

There is a belief that the provision of an Enterprise Centre would encourage such start ups and create much needed jobs.

There is a considerable opinion, however, that the focus for development of the town should come from the exploitation of Trims natural resources in the areas of Tourism, Heritage, Culture and promotion of local amenities, Trim Castle, River Boyne etc.

Those developments can be associated with promotion of the Boyne Valley to include Drogheda, Battle of the Boyne site, Bru na Boinne, Slane and Tara.

Also there is much interest in Artisan food production which should and can be linked to the above. 

Educational courses, probably by way of outreach programs, in a suitable centre, could be run in association with the above activities. 
While demand for a centre is difficult to quantify it maybe that provision of a facility in itself would encourage those who otherwise would not have all the resources necessary to start their own Business.
17. Recommendations
a) It is recommended that the focus of attention for job creation should centre on the areas indentified in this report as been most likely to succeed for the reasons already outlined.
b) Any proposal to acquire a suitable property for the provision of an Enterprise Centre should give primary consideration to leasing existing building/buildings or alternatively seek to purchase a property that is already built and has the location and facilities required.  This is considered the most cost effective way forward. There is particular good value in the commercial property sector at this time.  Leasing is recommended.
c) An Enterprise Centre should not necessarily consist of one building but could consist of a collection or cluster of smaller buildings, for example, some small units in the town centre could be used, subject to leases, as incubation units pending growth in demand. Subject to suitable parking and access. There are a number of such suitable units available.  Consideration should be given to include a provision for theatre/conference/lecture room for community activities, arts and crafts etc. Facilities should also be available by way of incubation units for the IT and Light Manufacturing sectors.
d) The acquisition of an anchor tenant is desirable and IDA/ Enterprise Ireland could be involved in the search for such a tenant. As of now there has not been any interest shown from suitable parties.
e) While funding maybe difficult to obtain it should be best sought through state agencies/government departments such as Department of Enterprise, Trade and Innovation and Department of Tourism and Sport. It is interesting that an Enterprise Centre in County Galway was funded by and linked to a local Credit Union.  

f) In the event that a centre is made available the belief is that it should have facilities to link in with the neighbouring Third Level Institutions who have expressed an interest in becoming involved to promote and expand Third Level Education in the areas of Business Education, Technology & Cultural Studies for use in up skilling and deskilling to assist the Tourism & Food sector to develop.
Disclaimer
The information contained in this report is confidential and is intended solely for use by those to whom it is addressed.
David McHugh

(25th February 2011)
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