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1. Introduction 

 
1.1. We are instructed by Roxhill Developments to consider and report on the need for the allocation and 

release of a strategic site in Rugby borough, but which is on the eastern edge of Coventry and would 
effectively serve the needs of Coventry, together with the wider sub-region (including Rugby). 

1.2. The proposed site is at Walsgrave on the north east side of Coventry, and sits either side of the A46 
(Coventry’s eastern ring road) although the majority is to the east. The development is proposed to 
include residential, commercial and employment elements and would be delivered by substantial 
common infrastructure.  

1.3. The employment element is positioned to the south of junction 2 of the M6. As such it is in a highly 
accessible and strategic position, and would be viewed by the occupational and funding market as such. 
It would have a site area of c. 55 ha; hence it has critical mass sufficient to create a high quality 
environment, provide flexibility to respond to a range of requirements, and be in a position to maintain 
supply opportunity over a reasonably long development period. Continuity of supply is critical, in our 
view, because of the length of time taken to deliver major sites. 

1.4. A detailed analysis of supply and take-up across the market area is provided in this report. The table 
below details the deals of over 9,290 sq. m (100,000 sq. ft) over the last two years at the major sites 
within the market area, demonstrating the strength of activity in the market.  

Address Sq Ft Purchaser/Lessee Deal Date 

Ansty Park, Coventry 107,000 Fanuc 25/04/2016 

Prospero, Ansty 440,000 Megitt 08/12/2017 

Lyons Park 440,000 Amazon 01/02/2017 

DC7 Prologis Park, Ryton 327,730 Jaguar Land Rover 30/06/2016 

DC1 Prologis Park, Ryton 141,225 Jaguar Land Rover 30/06/2016 

RG3 Rugby Gateway 180,000 DHL 10/05/2017 

RG2, Rugby Gateway 290,000 Amazon 19/01/2017 

Total 1,925,955     
 

Further, Jaguar Land Rover have purchased 29 acres at Whitley South where there are proposals to create 
a 60 acre ‘engineering technology hub’ near to JLR’s global headquarters. 
 
These significant transactions emphasise the strong rate at which supply at high quality employment sites 
is eroded. 
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1.5. We undertook a Strategic Employment Site Need Assessment in November 2016 (included at Appendix 
1), which considered the existing evidence base, market conditions and included a review of land supply 
in comparison to the evidence base, to update the findings of both the West Midlands Strategic 
Employment Sites Study (2015) and the CWLEP Employment Land Use Study (2015).  The Assessment 
was submitted to Rugby Borough Council in support of the allocation of land at Walsgrave, and made the 
following conclusions:  

§ There is a consistency in the assessment work which all concludes that there is a severe shortage 
of land and of strategic high quality employment sites. All of the studies undertaken have 
identified a quantitative need for additional employment land in the West Midlands, the CWLEP 
area, and particularly in and around Coventry.   
 

§ Furthermore, there is an acknowledged shortfall in supply to meet the needs of Coventry itself.   
Whilst it is proposed to redistribute this need, the details of how this will be done are yet to be 
finalised (in relation to Nuneaton and Bedworth).  It is therefore possible that there could be an 
outstanding shortfall.  Furthermore this need is likely to be considerably underestimated. 
Whilst the MoU between the authorities distributes 714 ha across the HMA this does not take 
account of floorspace lost through demolition / redevelopment, which is likely to be up to 
200Ha; the City itself will be losing 154 ha through allocations in its Plan. That falls significantly 
short of the 660 ha recommended by CBRE. 

 
§ This supply shortage is set against strong and increasing demand.  In addition to normal market 

factors, the level of investment seen by Jaguar Land Rover across the sub-region has led to a 
spike in take-up (141 ha in 2.5 years) which has exacerbated the chronic undersupply in the sub-
region.  Supply has significantly reduced over this period, over and above what would generally 
be anticipated.   
 

§ Whilst take-up has been consistently strong for the past three years, evidence suggests that true 
levels of demand are even greater than that seen to date.  When unconstrained strategic sites 
have been available then take up has been exceptionally quick, as evidenced by Rugby Gateway 
and Ryton. 

 
§ Since the quantitative need for additional strategic employment land was identified by CBRE in 

2015, the supply of sites which are readily available or have a realistic potential to meet this need, 
has reduced significantly.   

 
§ It is clear that there is a very strong need for additional strategic employment sites.  The need 

has increased since the various studies were published, and is likely to continue to increase over 
the coming months. As noted in the CBRE report, “The scarcity of available land in the short term 
has the potential to damage the economic prospects of the area by preventing investment 
opportunities being delivered.” and “Future growth will be constrained unless currently 
proposed sites are delivered and future sites are identified.” It is essential to bring forward 
additional strategic sites in order to benefit from future economic growth and maximise the 
opportunities available to the sub-region. 
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§ It is clear that at least one additional strategic employment site should be identified and brought 
forward in a location to serve the Coventry Travel to Work area. The Walsgrave site is 
exceptionally well-placed to help to meet this deficiency and help to bridge at least part of the 
gap between the supply of land likely to be delivered (which could be c. 500 ha on a net basis)and 
the CBRE recommendation of 660ha. 

 
1.6. The purpose of this latest report is to update the conclusions of our 2016 study in order to account for the 

current market conditions in relation to both supply and demand. This report is structured as follows:  

§ An overview of the latest national and regional market conditions is provided at Section 2.0; 
§ The regional and sub-regional strategic land supply is reviewed and updated at Section 3.0; 
§ Updated conclusions are provided at Section 4.0. 
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2. Market Update 

2.1. In this section we consider: 

§ The national and regional context for the market for strategic employment sites; 
§ An analysis of the characteristics of demand strategic sites across the sub-region; and 
§ Case studies which demonstrate the strength of demand when high quality, unconstrained supply is 

available in the sub-region.     
 

2.2. In order to provide the market context for the proposals, this section reviews the market dynamics for ‘big 
sheds’ (industrial and warehousing units of 9,290 sq. m/100,000 sq. ft and above) at a national and 
regional level. 

2.3. Data has been sourced from Savills’ national internal database of transactions and availability of units 
over 9,290 sq. m (100,000 sq. ft) and also from a detailed review of current supply at a local level.   

2.4. As part of this market assessment, take-up is analysed as a key market indicator.  Take-up is often used 
as a surrogate for demand but that can be misleading, particularly where land supply or availability of 
buildings is constrained.  Take-up is, in effect, the minimum manifestation of demand and supply, but 
take-up will be constricted in circumstances where demand (in quantitative terms) exceeds supply and (in 
qualitative terms) where the nature of demand (location, use, scale, quality) is not capable of being met 
by the actual supply of employment land and buildings available.   

2.5. As will be considered below, this is an acute problem nationally, regionally and locally. 

2.6. Whilst the dominant sector is take-up by distribution warehouses (B8) the statistics used below include 
industrial (B1c / B2) uses. 

National Market Context 

2.7. Very strong demand resulted in exceptionally high levels of take-up in 2016.  In total, 3.44 million sq. m 
(37 million sq. ft) of space was transacted in the UK, representing a new high (see Figure 2.1).  Take-up 
in 2016 was driven particularly by the online retail sector which accounted for 29% of all floorspace 
transacted. 
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Figure 2.1: UK Big Shed Take-up (sq. ft) (source: Savills Research) 

 
2.8. Whilst nationwide take-up so far in 2017 has unsurprisingly been slower than the preceding record-

breaking year, take up in the first half of the year was still around the long term average at 1,096,256 sq. 
m (11.8 m sq. ft) and market indicators are that latent demand should see take-up levels increase 
through the second half of the year (data for year end is not available at the time of writing).  Savills’ 
research suggests that 55% of occupiers consider that they will require additional warehouse space over 
the next two years, which serves to confirm and underwrite the continuing trend in demand for new 
space. 

2.9. As a result of high levels of take-up and muted speculative development, supply of floorspace nationally 
was critically low at the end of 2016, at just 2.56 million sq. m (27.6 million sq. ft), having fallen by 
approximately 70% since 2009 (Figure 2.2, overleaf). Supply has increased marginally over the course of 
2017 and now stands at just over 2.60 million sq. m (28.0 million sq. ft)1 but there remains a severe 
shortage of premises nationwide, and particularly of the largest units and units in prime locations, such 
as the West Midlands. 

                                                      
1 Savills Research Data, November 2017 
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Figure 2.2: UK Total Supply of Big Sheds (source: Savills Research) 

 
 

 

Regional Market Context  

2.10. The location and excellent motorway network in the Midlands region mean that the vast majority of the 
UK population can be reached within a 4 hour drive time from a well-connected site (close to a motorway 
junction), and the region is therefore an important sub-set of the national market and a key focus for 
demand for companies seeking to serve it. The concentration of population in the urban areas of the 
West Midlands region means that there is also strong demand for sites located within or close to the 
major urban areas, which meet the need for ‘last-mile distribution’; distributing goods to their final 
destination. 

2.11. There is strong demand for buildings and sites which maximise this locational advantage and are 
situated as close as possible to the motorway network. The concentration of population in the urban 
areas of the West Midlands means that there is also strong demand for sites located within or close to 
the major urban areas, which meet the need for ‘last-mile distribution’; distributing goods to their final 
destination. 

2.12. Whilst logistics makes up the majority of demand - approximately two thirds of regional take up of ‘big 
sheds’ (over 9,290 sq. m/100,000 sq. ft) - manufacturing still has an important role to play in the region.    
UK manufacturing has undergone a renaissance over recent years with growth being seen, particularly in 
the advanced manufacturing sectors.  The Purchasing Managers’ Index recorded its highest level for 51 
months in November 2017 and manufacturing production expanded at the fastest pace since September 
2016, with companies increasing staffing levels to respond to demand and over 50% of manufacturers 
maintaining a positive outlook for the coming year.2 

                                                      
2 PMI/IHS Markit, CIPS (1st December 2017), News Release – Purchasing Managers’ Index 
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2.13. Demand from manufacturers is particularly focused around the urban areas, where a skilled workforce 
and established supply chains are present, such as Birmingham, Coventry and the Black Country. Key 
sectors in the West Midlands include automotive and aerospace.   

2.14. In recent years, growth has particularly been driven by the automotive sector, and specifically by Jaguar 
Land Rover’s (JLR’s) ongoing expansion and investment in the region.  This has generated significantly 
increased demand, both directly from JLR (estimated 140 ha in 30 months) and indirectly from the 
extensive supply chain network and associated logistics operations.  As a result, in contrast to the 
national trend, a significant element of take up in the West Midlands is from manufacturers and the 
automotive sector (the automotive sector accounted for 46% of space transacted so far in 2017).   

2.15. The region is therefore experiencing very high demand from both the logistics and manufacturing sectors 
(both direct and via supply chain companies) which is culminating in a critical shortage of employment 
land and premises.  Take-up in 2016 was 511,000 sq. m (5.5 million sq. ft), up 27% from the previous 
year.   

2.16. Total supply fell by 25% over the course of 2016 in the West Midlands, and totalled just 278,700 sq. m (3 
million square feet) in 20 units at the end of the year.  Increased speculative development in response to 
the severe shortage of floorspace, has led to an increase in supply during 2017.  At November 2017, 
there was 448,800 sq. m (4.83 million sq. ft) of floorspace available in the region, over half of which was 
Grade A. Six speculative units reached practical completion during the first half of the year.  However, as 
illustrated by Figure 2.3, despite the increase in supply there remains a shortage of premises in the 
region, with less than 1.2 years of supply (calculated by using the ten year moving average of 4.05 m 
sq. ft)  as at November 2017. The provisional figures to the end of 2017 suggest a decrease in supply to 
4.15 m sq. ft and an increase in the moving average to 4.16 m sq.ft; hence 1 year of supply. 

Figure 2.3: Supply Position by Region - November 2017 (source: Savills Research) 

 

2.17. The strong demand and low levels of supply in the region continue to put upward pressure on rents, with 
Grade A quoting rents now at £7.00 per sq. ft, up 7.7% year on year. 
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Conclusion 

2.18. Increasing take-up, against a backdrop of limited speculative development in 2016 resulted in falling 
supply and a critical shortage of floorspace both nationally and regionally, particularly of those larger, 
well-located, high specification units which are increasingly the focus of demand.  

2.19. Whilst supply has now begun to increase slightly nationally and regionally, predominantly due to an 
increase in speculative development in response to market signals, there remains an undersupply of 
floorspace in prime locations nationwide.  Whilst there is no recommended level of supply, by historic 
trends there is an acute undersupply in the West Midlands, with less than 1.2 years’ (provisional figures 
to end 2017 suggest 1 year) supply of floorspace, with the result that rents are being driven up.  

2.20. The majority of supply in the region is relatively small in size and there is a severe shortage of the higher 
quality, large scale units.   

2.21. This imbalance between demand and supply is evidenced by ongoing rental increases, considerably 
above the long-term trend. 

2.22. The shortage of high quality floorspace means that it is vitally important that additional, well-located 
strategic sites, which are capable of accommodating larger units, are brought forward in order to help 
meet demand and deliver high quality floorspace via either speculative development or by offering 
occupiers Build to Suit opportunities.   
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3. Current Land Supply Position 

 
3.1. Our 2016 report assessed the latest land supply position in relation to the Studies undertaken by Jones 

Lang La Salle and CBRE in 2015.  The current supply of land has been reviewed an updated. 

Regional Supply Update  

 
3.2. Based on our review of the supply of immediately available strategic sites in the West Midlands in 2016, 

we estimated that there had been a 35% reduction since the West Midlands Strategic Sites Study in 
September 2015.   Taking into account the continuing reduction in the supply at strategic sites and the 
limited amount of land coming to the market and therefore immediately available, we estimate that there 
is now c. 41% less land than when the Study was undertaken. 

3.3. Strategic sites where there is now no land remaining include: 

• Rugby Gateway; 
• Lyons Park; 
• Whitley Business Park; 
• Birch Coppice; 
• Opus Blueprint; and 
• Sideway, Stoke. 

 
3.4. Supply at other sites (including The Hub, Fradley Park, Bericote Four Ashes, and Redhill Business Park) 

has reduced significantly, the last remaining plot at Ansty Park is under offer and there is one remaining 
plot at Prologis Park, Ryton. 

3.5. During this time, very few new strategic sites have become available – Prologis Park, Hams Hall and 
Core 42 are some of the only examples. 

3.6. The need for further strategic sites to serve the West Midlands is therefore now even more critical than 
that identified by the 2015 Study and this position has worsened over the last 12 months.   

Sub-regional Supply Update 

3.7. We have considered the supply in the Coventry & Warwickshire LEP area in detail in order to provide an 
updated position on the availability of strategic employment land in the sub-region, based upon the 
CBRE August 2015 Study.  We have set out the current supply position in Figure 3.1 below and a site by 
site review is included at Appendix 2.  
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Figure 3.1: Summary Land Supply Comparison  

Category CBRE (ha)
Savills 2016 
(ha)

Savills 2017 
(ha)

Change 
2015-2017 
(ha)

1. Deliverable 64 57 53 -11
2. Secondary - Potential 93 67 156 64
3. Potential Strategic 162 152 122 -40
4. Other - constraints 188 104 141 -47
Sub-total (Categories 1-3) 307 276 331 24
Total (all categories) 495 380 472 -23  

3.8. Of particular note, the supply of immediately deliverable sites has fallen by 17% since the CBRE Study 
and now stands at 53 ha, and the supply of potential strategic sites has fallen by 40 ha (25%) due to the 
reduction in availability at Coventry & Warwickshire Gateway and the amendments to proposed 
extensions to Bermuda Park in Nuneaton. 

3.9. Over the last 12 months, additional sites have been taken up and now have no land remaining:  

§ Middlemarch Business Park (Imperial Park);  
§ Lyons Park; 
§ Land to the West of Junction 10, M42 

 
3.10. In response to the identified severe shortfall of land in the sub-region, a number of sites are emerging 

through the planning process (in Rugby and Nuneaton & Bedworth draft plans). This has led to an 
increase in the amount of Secondary Potential land available, albeit, much of this land is subject to 
constraints (Green Belt, use restrictions, infrastructure) and therefore has a significant element of risk 
attached, particularly prior to Local Plan adoption.  

3.11. South West Rugby extends to 35 ha and is the largest draft allocation within the emerging Rugby Local 
Plan.  This site has the potential to make a valuable contribution to the supply portfolio, albeit it is limited 
to B8 use only and therefore would not be classed as strategic according to CBRE’s methodology.  This 
site does not serve the Coventry area, which is identified as having the greatest need for strategic sites. 

3.12. Rolls Royce are also now marketing surplus land adjacent to Ansty Park which extends to approximately 
60 ha.  Despite being at very early stages, with most details to be confirmed in terms of layout/scale etc. 
part of this site has already been taken up by Meggitt (subject to planning), demonstrating the strength of 
demand.  This site is being promoted for B1/B2 use only and so would not be able to cater for the full 
range of uses and would therefore not be considered Strategic by CBRE’s categorisation. 

3.13. Despite the increase in the number of sites in the pipeline, the overall amount of land in the sub-region 
has fallen since 2015, to c. 472 ha.   

3.14. Over the course of the last 2.5 years, since the publication of the CBRE Study, the land supply 
position has slightly worsened overall and there is now significantly less strategic land and less 
immediately available land than in 2015.   
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3.15. The CBRE report demonstrated a clear need for additional strategic employment sites to serve the sub-
region, ideally to be located in the Coventry Travel to Work Area.  Since the time of their report, the 
supply of strategic employment land, and that which has realistic potential to meet this identified need, 
has reduced and it is therefore clear that the case for additional strategic sites, particularly to serve the 
Coventry area, is now even stronger. 

Conclusion 

3.16. Assuming that all the emerging allocated sites in the sub-region come forward, it has been demonstrated 
that there remains a clear quantitative need for additional strategic employment land to serve the region 
and sub-region, particularly in the Coventry Travel to Work Area.  Supply has reduced (including a 
significant reduction at Coventry and Warwick Gateway) since the publication of the studies and the need 
is therefore now even greater than that demonstrated by the evidence base. 

 

 
 

  



 

 

Walsgrave, Coventry 
Strategic Employment Site Need Assessment  
   

Roxhill Developments Ltd  January 2018  12 

4. Conclusions 

4.1. Whilst supply has now begun to increase slightly nationally and regionally, predominantly due to an 
increase in speculative development in response to market signals, there remains an undersupply of 
floorspace in prime locations nationwide.  In the West Midlands there is an acute undersupply, with less 
than 1.2 years’ supply of floorspace. 

4.2. The shortage of high quality floorspace means that it is vitally important that additional, well-located 
strategic sites, which are capable of accommodating larger units, are brought forward in order to help 
meet demand and deliver high quality floorspace via either speculative development or by offering 
occupiers Build to Suit opportunities.  Market signals clearly point to the need for additional strategic land 
in the region.   

4.3. Notwithstanding the current market context, there is an established long term need for additional 
strategic land to serve both the region and the sub-region.  There is a very strong evidence base which 
supports the acute need for additional strategic sites at both a regional and sub-regional level.  Sub-
regionally, the area around Coventry has been identified as being particularly in need of additional 
strategic land, capable of accommodating the full range of employment uses, at scale.   

4.4. Regionally, there is now approximately 40% less strategic land available than at the time of the West 
Midlands Strategic Employment Sites Study in 2015.   

4.5. An update of the sub-regional land supply position, including the emerging allocations in the Rugby and 
Nuneaton & Bedworth Local Plans, demonstrates that there is now slightly less land overall in the sub-
region than in 2015 when the CWLEP Land Use Study was undertaken.  The position is significantly 
worse in relation to strategic land and immediately available sites.  

4.6. It is therefore clear that there is an even greater need than demonstrated by the existing evidence base 
for new additional strategic employment sites.  In particular, there is a much greater need for additional 
strategic land to serve Coventry, even more so given that a large part of the Gateway site has now been 
taken up.  

4.7. The Walsgrave site is ideally located to meet the identified need for strategic land to serve Coventry.  
There are no other sites in the sub-regional portfolio which are capable of meeting this need and its 
allocation is therefore vital in order to address the imbalance identified by the evidence base and ensure 
that investment isn’t lost to the sub-region.  
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1. Introduction 
 
1.1. We are instructed by Roxhill Developments to consider and report on the need for the allocation and 

release of a strategic site in Rugby borough, but which is on the eastern edge of Coventry and would 
effectively serve the needs of Coventry, together with the wider sub-region (including Rugby). 

1.2. The proposed site is at Walsgrave on the north east side of Coventry, and sits either side of the A46 
(Coventry s eastern ring road) although the majority is to the east. The development is proposed to 
include residential, commercial and employment elements and would be delivered by substantial common 
infrastructure.  

1.3. The employment element is positioned to the south of junction 2 of the M6. As such it is in a highly 
accessible and strategic position, and would be viewed by the occupational and funding market as such. 
It would have a site area of c. 55 ha; hence it has critical mass sufficient to create a high quality 
environment, provide flexibility to respond to a range of requirements, and be in a position to maintain 
supply opportunity over a reasonably long development period. Continuity of supply is critical, in our view, 
because of the length of time taken to deliver major sites.. 

1.4. Accordingly this report seeks to: 

§ Review the existing evidence base which is informing the Council s understanding of the need for 
strategic employment land releases and available land supply (sections 3.0) 

§ Review market signals (in accordance with NPPF) (section 4.0 and 5.0) 
§ Provide conclusions about the need for a strategic employment site in this sub-region, in addition to the 

Gateway site (section 6.0). 
 
1.5. What is clear is that there continues to be an accelerating level of development activity, not only  

reductions in land supply but an overall shortage and lack of choice, and with increasing levels of take-up. 
That is resulting in inflating land values and rents, a significant indicator of the imbalance between supply 
and demand. 
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2. Site location and proposals 
2.1. The site is proposed as a mixed-use sustainable urban extension comprising: 

§ 2,400 homes (900 in Coventry & 1,500 in Rugby); 
§ Circa. 55 ha of employment; 
§ Neighbourhood Centre; 
§ Primary School; 
§ Retention of listed buildings 
§ Alterations to the A46/B4082 junction as part of the Highways England A46 Upgrade Scheme; 
§ Blue-light & public transport access to the Coventry & Warwickshire University Hospital & bus terminus; 
§  Pedestrian & cycle access through the site to/from Walsgrave & Warwickshire; 
§ Enhanced green infrastructure. 

 
2.2. This report solely considers the need for the employment land included within the proposals.  

2.3. The site is located to the north east of Coventry, immediately to the south of Junction 2 of the M6 (the 
intersection with the M69).  The area is an established location for high quality employment development; 
Ansty Park is located to the north and Rolls Royce is located to the east.  

2.4. Ansty had a very long gestation period, complicated by changes in its planning status and the need to 
resolve off site highways capacity issues, particularly affecting the motorway junction (J2 of the M6) 
Ownership by AWM started to resolve the technical issues and the delivery of infrastructure. 

2.5. The first occupation was the relocation by Ericsson (following their corporate acquisition of part of 
Marconi) to a new HQ building to replace the buildings at New Century Park.  The buildings were 
subsequently acquired by Sainsbury s for their Store Support Centre which now employs over 1,000 staff, 
many of whom have relocated from London. 

2.6. Recent years have seen a sharp increase in take-up at Ansty and the site has been successful in 
attracting occupiers with a focus on R&D.  A number of proposals have been subject to significant 
government funding grants.  There is now only 6.8 ha of land left at Ansty, the majority of which we 
understand to be under offer.  Development at the site has included: 

§ The Manufacturing Technology Centre (MTC)  which now has over 60 members and is supported by 
Rolls Royce, Airbus UK and Aero Engine Controls and will provide support to manufacturing 
businesses in the pursuit of world class performance. The facility extends to 11,148 sq. m.  

§ The MTC 30 million Aerospace Research Centre. 
§ MTC Elite Training Academy  a 36 million facility of 5,250 sq. m due to start on site in summer 2014 

announced by Vince Cable.  Secretary of State for BIS last year. 
§ University of Birmingham/Rolls-Royce High Temperature Research Centre  a 60 million facility of 

5,800 sq. m which was funded through a 40 million investment by Rolls Royce and 20 million of 
Government grant; 

§ The London Taxi Company s 250 million 37,000 sq. m facility where the next generation of low 
emission London Black Cabs will be manufactured and comprises a 31,000 sq. m production facility, as 
well as 6000 sq. m office space. 
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2.7. The success of Ansty in recent years is indicative of the high levels of demand from the advanced 

manufacturing and R&D sectors for high quality space in an environment which supports, and is 
dedicated to, similar uses.   

 
 

  



 

 

Walsgrave, Coventry 
Strategic Employment Site Need Assessment 

   

Roxhill   November 2016  4 

3. Existing Evidence Base 
 
3.1. A number of reports have been published considering the issue of quantitative need for employment land 

within the region and the Coventry and Warwickshire Local Enterprise Partnership (CWLEP) area:  

§ Coventry & Warwickshire Strategic Employment Land Study (On behalf of the Coventry & 
Warwickshire LEP, Atkins, October 2014); 

§ Employment Land Use Study (On behalf of the Coventry & Warwickshire LEP, CBRE, August 2015); 
and 

§ West Midlands Strategic Employment Sites Study (Jones Lang LaSalle, September 2015). 
 

The findings of these reports are summarised below.  We have also then considered the land supply 
position in Coventry. 

Strategic Employment Land Study (October 2014) 

3.2. This study was commissioned by the CWLEP to provide a robust evidence base to assist with the 
preparation of the LEP s Strategic Economic Plan. The objective of the study was to assess the 
employment land needs of the sub-region and consider the need for employment sites of strategic 
significance. Four employment growth scenarios were tested in order to provide a quantitative estimate of 
land requirements over the period 2011  2031.  These ranged from 115 ha (SHMA-linked scenario) to 
659 ha (completions based scenario).  It was recommended that a minimum of 326 ha was used, 
although it was acknowledged that actual demand could be significantly greater.  Having regard to the 
planned supply, a shortfall of at least 129 ha was identified.  In addition, it was stated that there is a 
requirement for at least one strategic employment site in order to help the local economy take a step-
change in economic performance and profile . 

3.3. The  key conclusions of the study were: 

§ The existing supply of employment land is both quantitatively and qualitatively deficient; 
§ There is a compelling need for one or more sites of sub-regional significance and the CWG site 

appears best placed to meet this need. 
§ There is strong latent demand for employment space which could be harnessed if appropriate sites of 

sufficient quality were available. 
§ The provision of strategic employment land, adjacent to Coventry, can have a positive impact on 

addressing socio-economic deprivation problems. 
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Employment Land Use Study (August 2015) 

3.4. This study was also commissioned by CWLEP to provide an up to date assessment of need.  Future 
projections of demand to 2031 range from 353 ha (sectoral forecast), to 405  570 ha 
demographic/labour market model) up to 660 ha (take-up forecast).  The recommended appropriate 
range was 500-660 ha for the purposes of planning and it was recommended that the LEP plan for the 
higher end of this range (CBRE, p. 56). 

3.5. It is estimated that the total supply at the time of the study was 487 ha.  Of this, 64 ha was on oven ready 
sites and a further 93 ha on secondary sites, which are currently constrained by either infrastructure or 
planning issues.  Strategic pipeline sites such as Coventry and Warwickshire Gateway (CWG) and the 
planned Bermuda Park expansion added 162 ha.  Assuming that both these sites come forward, there 
was a shortfall of 173 ha based on the recommended requirement of 660 ha (assuming that CWG 
proceeds).  It is therefore recommended that additional sites are allocated in the Coventry Travel to Work 
Area.  

3.6. Supply of sites at the time of the study is set out in the table below, which has been reproduced from 
CBRE s report. 
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Figure 3.1: Strategic Land Supply Position (CBRE, 2015) 
 

 
Source: Employment Land Use Study (CBRE, August 2015) Site Analysis summary, page 54)  
 
  

Site

Land 
Availability 
(acres)

Land 
availability 
(ha)

Lyons Park 26 11
Tournament Fields 33 13
Stratford Road, Warwick 20 8
Holly Lane, Atherstone 20 8
Prologis Central Park, Rugby 10 4
Prologis Park, Ryton 24 10
Rugby Gateway 25 10
Sub-total: 158 64

Daw Mill 100 41
Gorcott Hill 20 8
Winyates Green Triangle 30 12
Hams Hall 50 20
Middlemarch Business Park 29 12
Sub-total: 229 93

Bermuda Park Extension 1 40 16
Bermuda Park Extension 2 100 41
Coventry & Warwickshire Gateway 260 105
Sub-total: 400 162

Whitley Busines Park 7 3
Birch Coppice 0 0
Ansty Business Park 10 4
Codemaster, Southam 15 6
Gaydon/Lighthorne Heath 220 89
Thickthorn 20 8
Stoneleigh Park 50 20
Friargate 37 15
Arden Road, Alcester 20 8
Bishopton Lane, Stratford 15 6
Wildmoor 45 18
Fen End 25 10
Sub-total: 464 188
Total (1-3) 758 307
Total (all groups) 1222 495

1. Deliverable Sites 

2. Secondary Potential

3. Potential New Strategic 

4. Other
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3.7. Key conclusions of the report include: 

§ There is a significant shortage of sites within the sub-region that can adequately meet forecast demand 
through to 2031.  

§ Even taking into account the major strategic pipeline sites, the supply is below the bottom end of the 
forecast demand range. 

§ There is an urgent need for additional supply of good quality and well located land in the Coventry 
Travel to Work Area, to accommodate short to medium term demand. 

§ The scarcity of available land in the short term has the potential to damage the economic prospects of 
the area by preventing investment opportunities being delivered. 
Future growth will be constrained unless currently proposed sites are delivered and future sites are 
identified. 
 

West Midlands Strategic Employment Sites Study (September 2015) 

3.8. This study was commissioned by the West Midlands Chief Executives to consider the relevance of 
providing strategic employment sites of the scale and nature of those set out in the former West Midlands 
Regional Spatial Strategy.  The report considers the current supply and demand of strategic sites across 
the region.  Sites of at least 25 ha are considered to fall within this definition.  

3.9. It is noted in the Study that recent take-up in Coventry & Warwickshire has been heavily focussed on 
Ryton and Rugby to the south east, and Birch Coppice to the north.  This is reflective of the desirability of 
these areas, particularly for distribution occupiers, based upon their excellent connectivity to the 
motorway network but also it follows that take up will be focussed on locations such as these where there 
is high quality supply available. 

3.10. Based on guidance in the National Planning Policy Framework relating to housing land, the Study 
recommends that there should be a five year deliverable supply of employment land and an identified 
developable supply for at least a further 10 years (15 years supply in total).  It is concluded that the region 
has 8.2 years of immediately available sites but does not have sufficient developable  land to meet the 
required 15 year supply, as the vast majority of the pipeline supply cannot be guaranteed to come forward 
in these timeframes. 

3.11. The report concludes that there is a severe supply shortage of large industrial sites, particularly in those 
areas which see the highest demand (including much of the CWLEP area). It is noted that in many cases, 
the supply is constrained by the Green Belt.  The potential supply is highly dependant on relatively few 
sites, which face a significant level of planning uncertainty (i.e. Coventry & Warwick Gateway in Warwick 
District and Birmingham International Gateway in North Warwickshire).  This critical undersupply of larger 
strategic sites is exacerbated by the lack of regional guidance. The study finds that it would be beneficial 
to have regional guidance which allocated strategic employment sites in order to meet the clear need for 
such sites and promote economic growth. 
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Coventry Land Supply Position 

3.12. Coventry City Council commissioned an Employment Land Study (GL Hearn, December 2015) to assess 
the need for additional employment land provision.  The study concluded that: 

§ Provision of 215 ha of employment land is required over the Plan period (2011-2031), including up to 
25 ha B1 a/b, 30 ha of B1c/B2, and up to 160 ha of B8 development land. 

§ Provision of c. 50 ha of new employment land is required to meet the City s needs). 
§ There is a qualitative need to provide sites capable of meeting the needs of larger distribution uses 

across the sub-region. 
 
3.13. The residual requirement of 50 ha is based upon a supply of 107 ha.  The requirement is purely for land 

to meet the needs of Coventry over the Plan period and excludes any additional sub-regional need, 
which should be considered in addition. The study does not break this requirement down into different 
employment use classes.  The report concludes that the evidence indicates that, even taking account of 
planned supply beyond the City s boundaries, there is an unmet need for employment land in Coventry if 
sites within the Green Belt are excluded.   

3.14. In recognition of the significant shortfall of land to meet Coventry s needs, a Memorandum of 
Understanding (MoU) has been prepared which seeks to agree the distribution of the outstanding 
employment land requirement for the City. The MoU has been produced through collaboration of the five 
Warwickshire Local Authorities and the CWLEP.  It was agreed that the total land requirement for the five 
local authorities was 714 ha and that on this basis, there is now a shortfall of 241 hectares over the 
Plan Period (2011-2031).  The proposed redistribution of this requirement is as follows: 

Figure 3.2: Memorandum of Understanding  Land Redistribution  
 

 
source: MoU, Table 2) 
 

3.15. Since the MoU was drafted and signed, it has been reported at the Warwick Local Plan Inquiry that the 
total of 714 ha includes approximately 200 ha of land to replace land expected to be lost to other uses.  
The total amount of new employment land is therefore reduced to c. 500 ha, significantly below the 
recommended 660 ha set out by CBRE. 

 

District

Redistibution of employment 
land from Coventry (gross 
hectares) Notes

North Warwickshire 0
Nuneaton & Bedworth 26 To be confirmed through Plan making process
Rugby 98 Completions at Ansty Park and Prologis Ryton.
Stratford-on-Avon 0
Warwick 117 Proposed allocation at Land Adjacent to Coventry Airport.
Total 241
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3.16. Furthermore, we understand that Nuneaton & Bedworth are yet to sign the MoU and the emerging Local 
Plan does not currently allow for the extra land required to meet the needs of Coventry.  It is therefore 
possible that there will be an outstanding shortfall. 

 
Conclusion 

3.17. All of the studies have identified a quantitative need for additional employment land in West Midlands, the 
CWLEP area, and particularly in and around Coventry.  There is evidence of a severe shortage of 
strategic employment sites at a sub-regional level and the recommendation is that additional sites should 
be allocated, within the Coventry Travel to Work Area. It is concluded that future growth will be 
constrained unless currently proposed sites are delivered and future sites are identified. 

3.18. The local authorities are currently planning for significantly less land than recommended by CBRE (c. 160 
ha less).  On the basis of the provision of the planned 714 ha, there will be a severe shortfall of land in the 
sub-region.  

3.19. Furthermore, notwithstanding the additional unaccounted shortfall, there is an acknowledged shortfall in 
supply to meet the needs of Coventry itself.  Whilst it is proposed to redistribute this need, the details of 
how this will be done are yet to be finalised (in relation to Nuneaton and Bedworth).  It is therefore 
possible that the shortfall could be even greater.  
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4. Market Analysis 
4.1. In this section we consider: 

§ The national and regional context for the market for strategic employment sites; 
§ An analysis of the characteristics of demand strategic sites across the sub-region; and 
§ Case studies which demonstrate the strength of demand when high quality, unconstrained supply is 

available in the sub-region.     
 

National and Regional Market Context 

4.2. The market for Grade A employment premises continues to be very strong nationally, and particularly in 
the West Midlands.  Take up has been above the long term average for the last three years and supply of 
buildings and sites has continuously fallen.    

4.3. Key market indicators include: 

§ Demand in the UK logistics sector remains strong as shown by the graph below. The third quarter of 
2016 has proven to be an exceptional quarter with 970,800 sq. m (10.45m sq. ft) of warehouse space 
transacted. This is 436,600 sq. m  (4.7m sq. ft) above the long term average of 530,000 sq. m (5.7m 
sq. ft) and 166% up on the same quarter in 2015. This also means that by the end of the third quarter 
of 2016 take-up has exceeded all of 2015. 

 
Figure 4.1: National Take-up 

 

§ In the West Midlands, take-up averages 353,000 sq. m (3.8m sq ft) in 18 transactions per year.  2013, 
2014 and 2015 have all out performed the long term average, with take-up averaging 492,000 sq. m 
(5.3m sq ft) per annum. 
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§ Strong levels of take-up and decreasing levels of speculative development have seen total supply fall 
nationally by 22% year on year to reach 2.45m sq. m  (26.4m sq ft).  
 

§ Taking into account current levels of supply and long term average take-up levels there is 1.2 years of 
floorspace supply nationwide, falling to 0.8 years in the West Midlands as shown by the graph below. 

 
Figure 4.2: National and Regional Floorspace Supply  

 
§ The strong levels of take-up, combined with a slowing pace of speculative delivery in 2016 has resulted 

in the supply of units over 9,290 sq. m (100,000 sq. ft) declining sharply.  It now stands at 2.45 m sq. m 
(26.4m sq ft), down 22% from the third quarter of last year. 
 

§ The shortage of supply and strong demand has led to above average rental growth nationwide and in 
the West Midlands. 

 
§ The West Midlands accounts for 37% of the speculative space due for delivery followed by The North 

West, which accounts for 23%. London and the South East combined account for just 16% of the 
space due for delivery. Exeter Property Group and Graftongate have recently started construction of a 
34,560 sq. m (372,000 sq ft) speculative unit in Cannock. 

 
§ The shortage of land described in Section 4.0 and the shortage of units described here combine to 

create a critical undersupply of both existing and pipeline sites/buildings.  The majority of supply, both 
regionally and nationally, is of lower quality and relatively small in size with a severe shortage of the 
higher quality, large scale strategic sites and the larger units. 
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4.4. A summary of the current nationwide and regional market context is included at Appendix 1.0.   

Characteristics of Demand 

Logistics 
4.5. Logistics is an important component of both existing and emerging economic activity.  Whilst 

manufacturing still has an important role to play, particularly in urban areas such as Birmingham, there 
has been a shift, both nationally and regionally away from demand for B1c/B2 accommodation, towards 
B8 warehouses. The stock of warehouse property has grown at the fastest rate of all the main property 
sectors over recent years.  Analysis of Savills  database of transactions over 9,290 sq. m shows that the 
over 70% of take-up has been by the logistics sector across the West Midlands since 2010.  

4.6. The logistics market is now dominated by National and Regional Distribution Centres (NDCs and RDCs) 
operated by retailers, suppliers or third party logistics companies (3PLs) who distribute goods on behalf of 
manufacturers, producers or retailers.  Demand from the logistics sector has been and continues to be 
underpinned by the retailers.  This has been supported by the sustained period of low interest rates and 
low inflation, which has had a positive impact on consumer confidence and disposable income.   

4.7. Requirements in terms of unit size, site size and overall land availability are increasing in order to 
accommodate the increasing requirements of this sector to maximise efficiencies and meet customer 
demand.  This trend means that there is an increasing demand for larger, strategic employment sites that 
can accommodate this scale of demand as well as offer flexibility to meet occupier requirements. 

4.8. The location and excellent motorway network in the Midlands region mean that the vast majority of the 
UK population can be reached within a 4 hour drive time and the region is therefore an important sub-set 
of the national market and a key focus for demand for companies seeking to serve the national market.  
There is strong demand for buildings and sites which maximise this locational advantage and are situated 
as close as possible to the motorway network.  The concentration of population in the West Midlands 
conurbation means that there is also strong demand for sites located within the major urban areas, which 
meet the need for last-mile distribution ; distributing goods to their final destination - the consumer. 

Manufacturing 
4.9. Demand from the manufacturing sector has been, and will continue to be, focused around the urban 

areas, such as Coventry, where a skilled workforce, highly regarded educational establishments and 
established supply chains are present.  Proximity to customers is generally the most important locational 
driver for manufacturers. The manufacturing sector accounted for 28% of take up of units over 9,290 sq. 
m (100,000 sq. ft) across the West Midlands since 2010 (Savills data).   

4.10. In addition to the strong manufacturing base, the significant investment by the automotive sector in the 
West Midlands (Jaguar Land Rover (JLR)  in particular) has generated high levels of demand from the 
advanced manufacturing sector, as well as supply chain companies and associated logistics operations.  
In the sub-region, JLR has made a number of significant purchases/commitments as set out in the table 
below: 
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Figure 4.3: Jaguar Land Rover acquisitions  
 

Location 
Floorspace 
(sq. m) Land (ha) Date 

Whitley                   25   2015 

Whitley South                   12  

 Application 
submitted 
Q2 2016 

Fen End 
          
17,800                  81  Q3 2014 

Prologis Park, Ryton 
          
64,506                  15  

Q2 2014  
Q3 2016 

Midpoint Park, Minworth 
          
44,328                    8  Q4 2014 

Total                 141    
 

4.11. This level of take-up (141 ha over the last 30 months) by a special purchaser such as JLR has had a 
considerable impact on the market dynamics in the sub-region resulting in a rapid rate of take-up of high 
quality employment land and premises which could not have been foreseen. 

Demand Case Studies 
 
4.12. In our view the lack of supply in the market has served to suppress take-up; whilst take-up is often used 

as a surrogate for demand in reality, unless supply is unconstrained then demand cannot necessarily be 
translated into take-up. The result is that investment into manufacturing and logistics facilities is either 
entirely lost or diverted to other sub-regions/regions. 

4.13. By way of example, we have considered the rate of take-up on two high quality sites when made 
available to the market having been fully serviced: Rugby Gateway (a Roxhill/Segro scheme) and Ryton 
(a Prologis development), both of which are in Rugby and both of which are of a sub-regional quality. 

4.14. Both have achieved a high rate of take-up as follows: 

Rugby Gateway  

4.15. Rugby Gateway is a 48 hectare (120 acre) scheme, located in a prime position, immediately adjacent to 
Junction 1 of the M6. The site benefited from outline planning permission for B1(c), B2 and B8 and could 
initially accommodate requirements up to 92,903 sq. m (1m sq. ft). 

4.16. Figure 4.4 sets out details of the take up at Rugby Gateway, which has averaged 50 acres (20.23 ha) per 
annum over three transactions, leaving no further land now available.  It is clear that when high quality 
unconstrained land is available that there is very strong occupier demand.  The scale of occupier 
requirements means that a site of significant scale can be taken up very quickly. 
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Figure 4.4: Rugby Gateway Take-up 

 

Prologis Park Ryton 

4.17. Prologis Park Ryton is located to the south east of Coventry, close to the A45 which gives access to the 
M1 to the east.  The scheme has also seen quick rates of take-up once improvements to the Tollbar End 
junction commenced in 2013.  Take-up has averaged approximately 14 ha (35 acres) per annum or 
46,900 sq. m (504,850 sq. ft) per annum. 

 
Conclusion 
 
4.18. The market continues to perform very strongly.  Above average take-up and a severe shortage of high 

quality floorspace and strategic sites has lead to increased rental growth.   
4.19. The level of investment seen by Jaguar Land Rover across the sub-region has led to a spike in take-up 

and has had a considerable impact on the market dynamics of the sub-region, which could not have been 
foreseen when forecasting the quantity of land required and therefore suggests that the true requirement 
is significantly greater.  

4.20. Supply has significantly reduced over this period, over and above what would generally be anticipated.  
Whilst take-up has been consistently strong for the past three years, evidence suggests that true levels of 
demand are constrained by lack of supply.  When unconstrained strategic sites have been available then 
take up has been exceptionally quick, as evidenced by Rugby Gateway and Ryton.   

4.21. All market evidence points to a very strong need for additional strategic employment land within the sub-
region. 

  

Event Date Sq. ft Sq. m Acres Ha
Completion of Infrastructure Works Jun-14
H&M Mar-14 240,000        22,297       12.5 5.06
DHL May-15 240,000        22,297       12.5 5.06
Hermes Sep-15 275,000        25,548       40.0 16.19
TOTAL: 16 Months 755,000        70,142 65.0 26.30
Annual Rate of Take-up 1.3 Years 50.0 20.23
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5. Current Land Supply Position 
 
5.1. Since the publication of the various studies reviewed in Section 3.0, there has been a significant reduction 

in the supply of high quality employment land.  This is the case, nationally, regionally and to serve both 
Coventry and the wider Coventry & Warwickshire sub-region.   

Regional Supply Update  

 
5.2. A number of strategic sites across the region now have no land remaining including Rugby Gateway, 

Whitley Business Park and Four Ashes (Bericote).  Supply at other sites (including The Hub, Fradley 
Park, Ansty and Redhill Business Park) has reduced significantly.  We estimate that the immediately 
available supply in the region has fallen by c. 35% compared to the figures set out in the West Midlands 
Strategic Employment Sites Study in September 2015. The need for further strategic sites to serve the 
West Midlands is therefore now even more critical.   

Sub-regional Supply Update 

5.3. We have considered the supply in the Coventry & Warwickshire LEP area in detail in order to provide an 
updated position on the availability of strategic employment land in the sub-region, based upon the CBRE 
August 2015 Study.  We have set out the current supply position in Figure 5.1 below and a site by site 
review is included at Appendix 2.  

Figure 5.1: Summary Land Supply Comparison 

 
 

5.4. The overall amount of land available has fallen significantly since 2015.  Whilst a number of new sites are 
emerging through the planning process, a significant amount of land has also been removed from the 
supply.  A number of sites no longer have any land remaining: 

§ Rugby Gateway; 
§ Whitley Business Park; 
§ J1 Rugby (formerly Prologis Central Park); 
§ Holly Lane, Atherstone (safeguarded for Aldi). 

 

Ref Category CBRE 2015 Savills 2016
Reduction 
(ha) % Change

1 Deliverable 64 57 7 -11%
2 Secondary Potential 93 47 46 -49%
3 Potential New Strategic 162 152 10 -6%
4 Other 188 129 59 -31%

Total (1-3) 307 256 51 -17%
Total (all) 495 385 110 -22%
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5.5. A number of sites are specifically allocated by authorities in Coventry & Warwickshire in order to meet the 
needs of neighbouring authorities, outside of the Coventry and Warwickshire sub-region.  These sites 
therefore do not count towards the supply in the sub-region: 

§ Gorcott Hill and Winyates Green Triangle are allocated by Stratford on Avon to meet the needs of 
Redditch; 

§ New draft allocation in the North Warwickshire Local Plan at Junction 10, M42 is to meet the needs of 
Tamworth. 
 

5.6. There are a number of large sites which are no longer part of the market supply.  For example:  

§ 89 ha at Gaydon is allocated only for use by JLR so does not contribute; 
§ 41 ha at Daw Mill has been refused planning permission with only 7 ha subject to an appeal; 
§ 41 ha at Bermuda Park Extension 2 has been deleted from the latest draft of the Nuneaton & Bedworth 

Borough Plan; and 
§ Land available at Coventry & Warwickshire Gateway is reduced due to the Whitley South proposals, 

which are set out in more detail below. 
 

 

 

 

 

  

Coventry and Warwickshire Gateway (CWG) 
 
Whilst the CWG proposals were called in and eventually refused by the Secretary of State, they have 
continued to be promoted through the Warwick Plan (whose adoption has been delayed). Because of 
time sensitivity, part of the Zone B of the original proposals has been the subject of separate 
application as a direct response to a known requirement for Jaguar Land Rover to expand its existing 
global headquarters at Whitley.   
 
The proposed new engineering technology campus on Whitley South is required by Jaguar Land 
Rover to provide new engineering and research and development accommodation for staff relocated 
from their Whitley site as part of the proposed expansion and remodelling.  The site will allow Jaguar 
Land Rover to reconfigure its existing site and allow the construction of a significant number of new 
engineering test cells at Whitley.  In terms of new development which is relevant to this report, the 
proposals include a Technology Campus of up to 56,766 sq. m of floorspace for B1 (primarily 
B1b/B1c) and car showroom uses (of which a maximum of 4,645 sq. m will be used for car showroom 
space. 
 
The application demonstrates that there is now a firm commitment to the site from Jaguar Land Rover 
which provides clear evidence of both demand and need. Hence (subject to planning permission being 
granted), there is now 93 ha available (as opposed to 121 ha originally available).   
 
The commitment of JLR to expand at Whitley, both at the existing Whitley Business Park (which JLR 
has acquired) and at Whitley South is an exceptional and special investment for a single occupant. In 
absolute terms, it reduces the amount of land that potentially could be delivered by CWG.  
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5.7. Specifically, the core sites portfolio (groups 1-3 as defined by CBRE) has fallen by c. 50 ha (17%) since 
the previous Study s publication in August 2015.  This rate of take-up suggests that there was only c. 5.9 
years  supply in the sub-region in 2015.  This is clearly inadequate compared to the recommended 
regional 15 year supply (JLL, 2015).   

5.8. Furthermore, a number of the largest strategic sites are currently draft allocations and/or located in the 
Green Belt so are subject to a high degree of planning risk.  These sites may not be delivered for some 
time or may not come forward at all.  

5.9. In effect the only sites which would  provide a comparative supply in quality, sectoral and locational terms 
as the proposals at Walsgrave (i.e. serving the Coventry Travel to Work Area) are Lyons Park (B2 use 
restriction), Imperial Park (speculative scheme proposed) and Ryton (only one plot remaining).  The 
remaining part of CWG which has a draft allocation in the emerging Warwick Local Plan provides the 
opportunity for a strategic site of a reduced scale to that initially envisaged, given the take-up of the 
majority of Zone B by JLR.  It follows that the extent of the land supply taken out of the market as a result 
should be replaced elsewhere, as well as further additional sites being provided, as recommended by 
CBRE and by JLL in relation to the wider region. 

5.10.  The CBRE report demonstrates a clear need for additional strategic employment sites to serve the sub-
region, ideally to be located in the Coventry Travel to Work Area.  Since the time of their report, the 
supply of strategic employment land, and that which has realistic potential to meet this identified need, 
has reduced significantly and it is therefore clear that the case for additional strategic sites is now even 
stronger. 

Conclusion 

5.11. Assuming that all the emerging allocated sites in the sub-region come forward, it has been demonstrated 
that there is a clear quantitative need for additional employment land to serve the region and sub-region. 
Supply has significantly reduced since the publication of the studies and if the current rate of take-up 
continues, the supply is only sufficient for the next c. 5.9 years. 
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6. Conclusions 
6.1. There is a consistency in the assessment work which all concludes that there is a severe shortage 

of land and of strategic high quality employment sites. All of the studies undertaken have identified a 
quantitative need for additional employment land in the West Midlands, the CWLEP area, and particularly 
in and around Coventry.  There is evidence of a severe shortage of strategic employment sites at a sub-
regional level and the recommendation is that additional sites should be allocated, within the Coventry 
Travel to Work Area. It was concluded by CBRE that future growth will be constrained unless currently 
proposed sites are delivered and future sites are identified. 

6.2. Furthermore, there is an acknowledged shortfall in supply to meet the needs of Coventry itself.   
Whilst it is proposed to redistribute this need, the details of how this will be done are yet to be finalised (in 
relation to Nuneaton and Bedworth).  It is therefore possible that there could be an outstanding shortfall.  
Furthermore this need is considerably underestimated as the authorities are planning for a total of 
500 ha which falls significantly short of the 660 ha recommended by CBRE. 

6.3. This supply shortage is set against strong and increasing demand.  Above average take-up and a severe 
shortage of high quality floorspace and strategic sites has lead to increased rental growth. In addition to 
normal market factors, the level of investment seen by Jaguar Land Rover across the sub-region has led 
to a spike in take-up (141 ha in the last 2.5 years) which has exacerbated the chronic undersupply in the 
sub-region.  Supply has significantly reduced over this period, over and above what would generally be 
anticipated.   

6.4. Whilst take-up has been consistently strong for the past three years, evidence suggests that true levels of 
demand are even greater than that seen to date.  When unconstrained strategic sites have been available 
then take up has been exceptionally quick, as evidenced by Rugby Gateway and Ryton. 

6.5. All market evidence points to a very strong need for additional strategic employment land within 
the sub-region. 

6.6. Since the quantitative need for additional strategic employment land was identified, the supply of sites 
which are readily available or have a realistic potential to meet this need, has reduced significantly.  This 
has been as a result of take-up and also as the planning position of some of the sites has become 
markedly less favourable.  The core sites portfolio has reduced by c. 50 ha (17%) since the previous 
Study s publication in August 2015.  

6.7. If the current rate of take-up continues then the supply and pipeline supply in the sub-region is only 
sufficient for the next c. 5.9 years, much less than the recommended 15 year supply.  This figure includes 
a number of sites which are not yet formally allocated (and a significant number which are in the Green 
Belt) and the actual deliverable supply could therefore be much less.  
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6.8. It is clear that there is a very strong need for additional strategic employment sites.  The need has 
increased since the various studies were published, and is likely to continue to increase over the coming 
months. As noted in the CBRE report,  The scarcity of available land in the short term has the 
potential to damage the economic prospects of the area by preventing investment opportunities 
being delivered.  and Future growth will be constrained unless currently proposed sites are 
delivered and future sites are identified.  It is essential to bring forward additional strategic sites in 
order to benefit from future economic growth and maximise the opportunities available to the sub-region. 

6.9. It is clear that at least one additional strategic employment site should be identified and brought forward in 
a location to serve the Coventry Travel to Work area. The Walsgrave site is exceptionally well placed to 
help to meet this deficiency and help to bridge the gap between the MOU figure 500ha and the CBRE 
recommendation of 660ha. 
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SUMMARY

 Demand in the UK logistics sector 

remains strong. By the end of the 

third quarter of 2016 more warehouse 

space has been transacted than by 

the year end of 2015, accounting for 

26.2m sq ft.

 Whilst a number of large deals have 

churn in the market as Savills tracked 

information on 39 separate deals, 70% 

higher than an average third quarter.

Strong levels of take-up and 

decreasing levels of speculative 

development have seen total supply fall 

by 22% year on year to reach 26.4m sq 

ft.

 The make-up of existing supply has 

altered through 2016 as speculatively 

completed units enter our supply 

database, with 60% of the market made 

up of grade B & C units, compared to 

72% of the market just one year ago.

 The investment market remains 

buoyant with £661m invested in the 

third quarter of 2016. With above 

average levels of transactions there is 

encouraging liquidity in the market given 

 Looking forward, the upcoming busy 

period for retailers will be a leading 

indicator as to whether the occupational 

market will continue its strong 

performance into 2017.

Dunstable 360 where Prologis, advised by Savills, has leased 358,068 sq ft to Amazon

�Strong levels of take-up 
are ensuring that supply 
levels continue to fall 
and the current level of 
speculative development is 
not replenishing stock at a 
fast enough pace to satisfy 
demand � 
Industrial & Logistics Research
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Take-up

 The third quarter of 2016 has proven to 

be an exceptional quarter with 10.45m sq 

ft of warehouse space transacted. This is 

4.7m sq ft above the long term average 

of 5.7m sq ft and a huge 166% up on the 

same quarter in 2015. This also means 

that by the end of the third quarter of 2016 

take-up has exceeded all of 2015.

 The strong levels of take-up were 

helped by two 1m sq ft + deals to 

Amazon including 2.2m sq ft over four 

Distribution Park in Tilbury. Whilst the 

ft we have included as 2.2m sq ft as it is 

understood that rent is being paid on all 

 It should also be noted that Savills 

has tracked information on 39 separate 

transactions which is 70% above the 

average amount for a third quarter. Indeed 

so far in 2016 there have 104 deals over 

100,000 sq ft compared to just 82 for the 

same period last year.

 At a regional level the North West 

accounted for 21% of take-up across eight 

transactions all in the 100,000 - 200,000 sq 

ft category.

 As the supply of grade A units has 

increased as speculative units reach 

practical completion it is encouraging to note 

that 19% of deals in the third quarter were for 

speculatively constructed units. Also, whilst 

Build to suit units are becoming increasingly 

prevalent it should also be noted that 29% of 

deals were for second hand units.

Availability 

 The previously described strong levels of 

take-up, combined with a slowing pace of 

speculative delivery in 2016 has resulted 

in the supply of units over 100,000 sq 

ft declining sharply and now stands at 

26.4m sq ft, down 22% from the third 

quarter of last year.

 As speculatively constructed schemes have 

reached completion and entered our supply 

statistics the balance of available supply has 

also changed at a Nationwide level. Since 

October 2015 the proportion of grade B & 

C stock on the market has fallen from 72% 

of total supply to just 60%, meaning that 

the remaining 40% is either speculatively 

constructed or grade A second hand.

 However, the balance of supply by size 

range has not altered. Indeed of the 158 units 

Savills are currently tracking only 21% are 

above 200,000 sq ft. The two largest grade 

A units on the market are both 2nd hand and 

both in the East Midlands, Quantum at Magna 

Park Lutterworth (411,613 sq ft) and DC372 

at Prologis Park Pineham (374,132 sq ft). The 

largest speculatively constructed unit on the 

market is 360 at Logistics North in Bolton which 

achieved practical completion this quarter.

 Regionally the North West retains its 

position as having the largest amount of 

supply, with 33 units on the market totalling 

5.5m sq ft. However, the level of grade C 

stock remains high, accounting for for 38% 

of supply. We expect this to remain high as 

there has been very little occupier demand 

for grade C units in 2016.

 The UK average vacancy rate has also 

fallen to 6.2% due to the strong levels of take-

up and lack of supply coming forward.

Development Pipeline

 Since the result of the vote for the UK 

to leave the European Union there has 

been only one announcement of new 

speculative development. Exeter Property 

Group and Graftongate have started 

construction of a 372,000 sq ft unit in 

Cannock in the West Midlands.

 Not only is this the only announcement 

this quarter, it is also the largest unit 

speculatively developed in this cycle, 

eclipsing the 358,000 sq ft developed by 

Prologis in Dunstable and the 357,000 sq 

ft recently delivered at Logistics North in 

Bolton.

 There are now just 20 units due for 

completion in the remainder of 2016 and 

into 2017 which total 3.8m sq ft.

 Of those units 71% are in the 100,000 

- 200,000 sq ft category, with the average 

size being 179,207 sq ft. 

 At a regional level the speculative 

schemes are located across all core 

regions aside from Yorkshire where there 

are no new units due for delivery. The 

West Midlands accounts for 37% of 

the speculative space due for delivery 

followed by The North West, which 

accounts for 23%. London and the South 

East combined account for just 16% of 

the space due for delivery.

GRAPH 1

Take-up exceeds 2015 already
GRAPH 2

Q3 take-up by region (deal count)
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Investment

 Given the volatility and uncertainty in 

of the outcome of the EU referendum it is 

encouraging to observe that investment 

volumes for single let logistics units 

have reached £661m in the third quarter 

of 2016, with over 40 units transacted. 

This is a slight increase on the £642m 

transacted in the same quarter of 2015, 

but up a  25% increase on Q2 2016.

 Just six deals account for over 

half of the capital deployed in the 

quarter. These include Legal & General 

committing £150m to the forward 

funding of the previously mentioned 

Amazon warehouse at the Port of 

Tilbury and Tritax Big Box REIT 

forward funding Bericote to construct a 

543,692 sq ft unit at Four Ashes near 

Wolverhampton for £56.3m.

The aftermath of the Brexit vote also 

UK�s largest open ended unit trusts 

suffered redemptions and sought to 

raise capital through property sales.  In 

the industrial sector, Logicor acquired 

BT, Magna Park, the Morrisons Unit in 

Swan Valley, Northampton along with 

seven industrial estates in a £135m 

acquisition.  More recently Tritax have 

secured contracts to acquire a number 

of logistics units from M&G and TH Real 

Estate.

We have observed an above average 

Number of transactions this quarter, 

with a further 41 transactions making 

up the remaining investment volume , 

demonstrating an encouraging level of 

market liquidity post Brexit. The depth 

of investor interest on 'institutional' lot 

sizes has improved following positive 

post referendum total returns forecasts 

for industrial and logistics. We are also 

witnessing increasing levels of activity 

and demand from local authorities 

seeking revenue �creation�.

The Savills prime yield for distribution 

warehouses is currently 5% having 

moved out 25bps in the third quarter. 

There is however a growing evidence 

base that suggests the fourth quarter 

could see a downward pressure on 

pricing.

GRAPH 3

Nationwide supply continues decline
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OUTLOOK

Attention turns to Christmas 

retail market

Please contact us for further information

Savills plc

Savills is a leading global real estate service provider listed on the London Stock Exchange. The company established in 1855, has a rich heritage with unrivalled growth. It is a company 

This report is for general informative purposes only. It may not be published, reproduced or quoted in part or in whole, nor may it be used as a basis for any contract, prospectus, 

agreement or other document without prior consent. Whilst every effort has been made to ensure its accuracy, Savills accepts no liability whatsoever for any direct or consequential loss 

arising from its use. The content is strictly copyright and reproduction of the whole or part of it in any form is prohibited without written permission from Savills Research.

Richard Sullivan

National Head of Industrial

+44 (0)20 7409 8125

rsullivan@savills.com

Toby Green

Director - South East

+44 (0)20 7409 9903

tgreen@savills.com

Research

+44 (0)20 3618 3612

Savills released a standalone paper covering 

the potential impact Brexit on the UK logistics 

market in July which we will be updating in the 

fourth quarter of this year.

However, our initial conclusions were that 

occupier take-up would remain robust in the 

short term and supply would fall have largely 

played out, with only one speculative scheme 

coming forward since the result of the vote.

Data from the OECD shows household 

expenditure accounted for 65% of UK GDP in 

2015. Over the last ten years the retail sector, 

in all its forms, has accounted for 43% of all 

the warehouse space transacted, therefore the 

fortunes of both sectors are clearly intertwined.

Back Friday, on 25th November 2016, will be 

an important pre Christmas barometer of retail 

health. Assuming retailers have a strong Black 

Friday and subsequent Christmas we envisage 

occupier demand remaining robust into the early  

part of 2017 when the negotiations regarding 

Article 50 will come to the fore.

Key Occupier Data (100,00 sq 
ft and above)

Current Grade A / new supply 

10.7m sq ft

Average annual take-up:

22.8m sq ft

2016/17 speculative development 

completions:

3.8m sq ft (20 schemes)

UK Vacancy rate: 

6.2%

Simon Collett
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scollett@savills.com
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Dave Robinson

Director - Leeds 
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Ranjit Gill

Director - Birmingham
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rsgill@savills.com

James Williams

Director - UK Investment
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GRAPH 6

Regional years of supply

Occupier Region Size

Lidl North West 30-40 Acres

Wayfair North West
300-400,000 

sq ft

Makita Midlands/SE 300,000 sq ft

Co-op South Mids 500,000 sq ft

Wilkinson South East 450,000 sq ft
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Updated Coventry Warwickshire Land Supply Position (December 2017)

Site Land Availability (acres) 2016 (ha) 2017 (ha)
CBRE 2015 
(ha)

Change 
2015-2017 
(ha)

Commentary

1. Deliverable Sites (immediately available)
Lyons Park 24.7 10.0 0.0 No land remaining.
Prologis Park, Hams Hall 0.0 0.0 20.0 Outline planning permission.  
Tournament Fields 26.0 11.0 11.0 Outline planning permission for B1/B2/B8 use.
Prologis Park, Ryton 22.0 9.0 9.0 Last remaining plot.
Middlemarch Business Park (Imperial Park) 29.0 12.0 0.0 No land remaining.  
Core 42, Dordon 37.0 15.0 13.0 Adjacent to Birch Coppice.
Sub-total: 138.7 57.0 53.0 64.0 -11.0
2. Secondary Potential (not immediately available due to infrastructure/planning/market factors)
Land at MIRA 42.0 17.0 18.4 Draft allocation in emerging NW Local Plan. B1b/c and B2 only. 

Bagington Fields, Coventry 49.0 20.0 25.0 Allocation in Coventry Local Plan. Potential expansion of Whitley BP (likely JLR use)

Prospero (Rolls Royce), Ansty 0.0 0.0 60.0
Surplus land being promoted adjacent to Ansty.  Planning application submited on part 
obo Meggitt.  Remainder subject to planning. B1/B2.

Coventry Road, Nuneaton 0.0 0.0 9.0 Draft allocation in Nuneaton & Bedworth Plan. Green Belt.

Bowling Green Lane, Nuneaton 0.0 0.0 26.0 Green Belt. Draft allocation in N&B Local Plan. Adjoins residential. Overhead powerlines.

Daw Mill 17.3 7.0 0.0
Remote former colliery with poor road access. Site in Greenbelt. Rail-served. Planning 
permission refused in November 2015. Appeal dismissed.

Rowleys Green, Coventry (Phoenix Way) 57.0 23.0 18.0 Draft allocation in Nuneaton & Bedworth Plan. Green Belt.
Sub-total: 165.3 67.0 156.4 93.0 63.4
3. Potential New Strategic (capable of meeting large scale B1c/B2/B8 needs)
Faultlands (Bermuda Park Extension) 59.0 24.0 26.0 Green Belt. Draft allocation in N&B Local Plan.

South West Rugby 86.5 35.0 0.0
Draft allocation in emerging Rugby Local Plan and draft SPD - major infrastructure 
requirements. Multiple land ownerships. B8 only.

CWG 230.0 93.0 96.0 Green Belt. Draft allocation. Total net developable excluding Whitley South proposal. 

Sub-total: 375.5 152.0 122.0 162.0 -40.0
4. Other (significant constraints, no market demand, or limited remaining capacity)

Prologis Park, Keresley 9.0 4.0 0.0
No longer allocated.

South West Rugby 0.0 0.0 35.0
Draft allocation in emerging Rugby Local Plan and draft SPD - major infrastructure 
requirements. Multiple land ownerships. Moved to Category 4. B8 only.

Land at Polesworth/Dordon (adj. Birch Coppice) 12.6   5.1

Draft allocation in emerging NW Local Plan for small extension of Birch Coppice. A 
further 3.45 ha has draft allocation adj to Hall End Farm for local small scale 
employment.

Rugby Radio Station 39.5 16.0 16.0 Outline planning permission. Major infrastructure requirements. 
Ansty Business Park 10.0 4.0 5.0 Majority of site now gone. Remainder nearly all under offer.

Eastern Green, Coventry 37.0 15.0 15.0
Green Belt. Allocation in Coventry Local Plan as part of SUE. Not strategic site, focus on 
smaller units.

Coton Park East, Rugby 18.5 7.5 7.5
Draft allocation in emerging Rugby Local Plan - infrastructure requirements. RBC draft 
policy stipulates small units only.

Thickthorn, Kenilworth 20.0 8.0 8.0
Allocation in the Warwick Local Plan for B1 & B2 use only. Not suitable for strategic 
employment. 

Stoneleigh Park 12.4 5.0 5.0 Not suitable for strategic employment development.
Friargate 17.3 7.0 7.0 City centre office scheme. Revised area.
Arden Road, Alcester 27.2 11.0 11.0 Extension to Arden Forest IE to meet local needs. Not strategic employment site.

Long Marston 19.8 8.0 8.0
Allocation in Stratford Core Strategy. 10% to be small business units. Not strategic 
employment.

Wildmoor (South of Alcester Road, Stratford) 24.7 10.0 10.0
Allocated in adopted SoA Local Plan.10 ha to be released during Plan Period for B1 use 
only plus additional land for relocation of Canal Quarter occupiers. 

Stratford Road, Warwick 20.0 8.0 8.0
Draft allocation in Warwick Local Plan. Most suitable for office and R&D. Not preferred 
location for B8 use.

Gaydon/Lighthorne Heath 0.0 0.0 0.0
Allocation in adopted SonA Local Plan. 105 ha safeguarded for expansion of JLR & 
Aston Martin.  Not available. 

Land West of Junction 10, M42 0.0 0.0 0.0
Draft allocation in emerging NW Local Plan - 9ha. To serve the needs of Tamworth BC. 
No land remaining.

Codemaster, Southam 0.0 0.0 0.0 No planning status. Not available. 6 ha site.
Bishopton Lane, Stratford 0.0 0.0 0.0 Housing.
Whitley South 0.0 0.0 0.0 No land remaining.
Junction 1, Rugby (formerley Prologis Park) 0.0 0.0 0.0 No land remaining. Two speculative units available.
Rugby Gateway 0.0 0.0 0.0 No land remaining. 

Bermuda Park Extension 2 0.0 0.0 0.0
No allocation in submission draft Plan (2015) and therefore unlikely to come forward in 
the short-medium term. 41 ha site.

Atherstone Airfield 0.0 0.0 0.0
Adopted Local Plan allocation 19 ha specifically for relocation of Canal Quarter 
occupiers.

Holly Lane, Atherstone 0.0 0.0 0.0 Safeguarded for Aldi expansion. Not currently avaiable for general development.
Redditch Eastern Gateway - Gorcott Hill 0.0 0.0 0.0 Draft allocation to meet the needs of Redditch.
Redditch Eastern Gateway - Winyates Green Triangle 0.0 0.0 0.0 Draft allocation to meet the needs of Redditch.
Whitley Business Park 0.0 0.0 0.0 No land available.
Birch Coppice 0.0 0.0 0.0 No land available.

Sub-total: 267.9                                  103.5             140.6           188.0         -47.4
Total (1-3) 679.5                                  276.0             331.4           307.0         24.4
Total (all groups) 947.4                                  379.5             472.0           495.0         -23.0

Category CBRE (ha)
Savills 2016 
(ha)

Savills 2017 
(ha)

Change 
2015-2017 
(ha)

Change 
2015-2017 
(%)

1. Deliverable 64 57 53 -11 -17%
2. Secondary - Potential 93 67 156 64 69%
3. Potential Strategic 162 152 122 -40 -25%
4. Other - constraints 188 104 141 -47 -25%
Sub-total (Categories 1-3) 307 276 331 24 8%
Total (all categories) 495 380 472 -23 -5%

a 


