Hallam Land

Land North of A45, Coventry

Industrial and Logistics (I&L) Needs Assessment

February 2025



Purpose of the Report

*  This report has been prepared on behalf of Hallam Land. It provides an evidence-based and objective
overview of the need for new Industrial & Logistics (1&L) development within Coventry and the wider SEW"S
Functional Economic Market Area (FEMA) in which the Subject Site is located.

+ Based on objective demand and supply side analysis, Savills estimates over a 25-year period a need shortfall exists
across Coventry for local (non-strategic) (<9,300 sgm) I1&L land of between 72 and 86 ha. The Proposed
Development can help to meet this shortfall.

1%L Land (over 25-year period)

Mon-strateqic (<9,000

sgqm) Demand (Ha) Supply (Ha) Unmet Need (Ha)

Cowventry 139 - 153 &7 72-B6

The Subject Site is an Optimal 1&L Location

«  The Subject Site is located within the local
authority of Coventry. Its wider FEMA comprises
the local authorities of Coventry, Morth
Warwickshire, Muneaton and Bedwarth, Rughby,
Warwick and Stratford Upon Awvon.

*  The Subject Site benefits from a number of
strategic advantages which makes it an optimal
location for I&L development. These include:

*  Proximity to several nationally significant
mowvement corridors including the M40,
M2 and ME;

+ Convenient access to suppliers, end
customers and freight infrastructure.
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*  The Subject Site is well placed to accommodate
&L development in the small and mid-box
market segment in particular.

&L Growth is Structural, Not Cyclical

The I&L sector is a major contributor to the national economy and should be considered critical national infrastructure.

some of the sector’s key growth drivers include:

Rise of E-commerce q-B Global Freight Flows \01! Rising Population

Logistics v All Job Growth

130
«  Since 2015 the logistics compeonent of the 1&L

sector has seen job growth of 22% compared to 125
only 9% across the wider economy. 120

* The |&L sector pays higher wages across the UK ns
with average annual pay £3,900 higher for no
Manufacturing and £4,300 higher for Logistics

than the national average. 105
100
* The sector supports a high-skilled and .

occupationally diverse labour profile. This is in
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Coventry's I&L Market is Supply-Constrained

Availability rate of 5.3%

(2025 YTD) 87% (2012-24)

Strong rental growth of

FEMA demand has been
higher than supply for
small and mid-box units

savills

The sector's potential is being inhibited by a lack of supply in Coventry and the FEMA, particularly in the small (0O-
2,800 sgm) and mid-box (2,800 - 9,300 sgm) market segment This is demonstrated by the following key supply and

demand metrics.

Low Availability

Availability Rate (%)
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12%
« A& market is supply constrained when
floorspace availability is below the 8% 10%
equilibrium benchmark when supply and a% 3
demand are broadly in balance.
6%
«  Availability in Coventry and the FEMA has been
below the 8% eguilibrium for the last decade. 4%
This in turn suppresses demand as not all
occupiers can find space to meet their needs. 2%
+  Availability in the FEMA is particularly tight for 9% —
small (5.6%) and mid-box units (6.2%). o

High Rental Growth

210.0 Indexed Rental Growth (2012-2024)
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= ‘When demand cutstrips supply, rental
growth is typically higher as occupiers
compete for limited available stock.
" This in turn drives up rents.
*  Across Coventry and the FEMA, rents
have grown by 87% and 90%
respectively between 2012 and 2024,
more than twice the rate of inflation
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over the same period at 37%.

Demand has been Higher than Supply for small and mid-box units

Met absorption is a leading measure of

25,000
demand. It compares occupied space (move-
ins) versus vacated space (mowve-outs). Met 20,000
deliveries is a measure of supply and

. - 15,000

registers the change in inventory.

10,000
Ower the last decade, average levels of net 5,000

absorption {(demand) have exceeded the
average levels of net deliveries (supply)
across the FEMA by 56% for small units, and
A% for mid-box units,

MNet Absorption v Met Deliveries
60%

B0%
40%
0%
20%
10%
0%

® 56%

1]
Srmall (0-2.8k sqrm) Medium (2.8-9.3k sqm)
Ave Met Absorption per annum (2012-2024)
B Ave Met Deliveries per annum (2012-2024)

® Demand / Supply Balance
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Council's Employment Evidence Has Underestimated I1&L Demand

Instead, the Alignment Paper has adopted a past
completions and a Traffic Growth and Sﬁ\l"i"S
Replacement Demand Model (TGRD? to estimate

future employment land needs

Coventry & Warwickshire HEDNA -
WMSESS Alignment Paper (2024)

* The HEDMNA-WMSESS Alignment Paper was published

to consider the relationship between employment * Both approaches have significant limitations which will have
land need recommendations in the West Midlands resulted in an underestimation of the future need for I&L
Strategic Employment Sites Study (WMSESS) and the land.

Coventry and Warwickshire Housing and Economic

Development Needs Assessment (HEDNA 2022). *  Critically they both have limited regard to market signals as

required by paragraph 32 of the NPPF.
= Critically, the Alignment Paper has disregarded the

two most market facing scenarios considered in the * Despite the flaws of both approaches, the end demand
studies. These two scenarios - a net absorption (high) results for the FEMA are only moderately lower than our
scenario and a net absorption (low) scenario - entail own estimates we present in Section 7. However, of greater
the extrapolation of net absorption trends. They also concern is Coventry's share of the demand estimates, which
account for suppressed (or unfulfilled) demand due to is substantially lower than our estimates.

supply constraints.

Savills’ 1&L Demand Estimates

+  Savills has developed its own methodology to estimate future Coventry Local (<9,000 sgm) &L
&L demand which seeks to address the methodological Demand Estimates over 25 years
shortcomings of the Council’s employment evidence.

160

*  Savills’ methodology is NPPP/NPPG compliant as it builds 139 -153
upan historic demand (net absorption), adjusting past trends 140
for historic supply shortages and the subszequent loss in 120
demand (suppressed demand). We also factor in future e
commearce growth. 100

+  Based on Savills” demand methodology, over a 25-year period, 80
we estimate future 1&L land demand in the FEMA to be 60
between 1,466 ha and 1,612 ha.

40

+  Apportioning these figures to Coventry results in a total 1&L
land demand of between 209 ha and 230 ha over a 25 -year 20
period, of which between 139 ha and 153 ha would be for local
(non-strategic i <9,000 sgm} uses. The latter demand estimates
are most pertinent for this assessment, given the Proposed

Savills HEDMA-WMSESS

Alignment Paper
Development’s focus on delivering a range of small and mid-

box units.

+  Savills” local demand estimates are higher than the HEDMA-WMSESS Alignment Paper's estimates for Coventry of 99.3 ha.

There is a need shortfall in Coventry

« Within Coventry, Savills' view of realistic supply is approximately 67 ha. Comparing available supply against Savills”
local demand estimates (139 - 153 ha)there is a significant shortfall of between 72 and 86 ha of 1&L land over a
25-year plan period.

+  The demand,/supply analysis within this report demonstrates guantitatively that a strong needs case can be
evidenced across Coventry for further 1&L development.

*  Pertinently, the Proposed Development is expected to directly respond to market signals by focusing on the delivery
of a range of small and mid-box units, below the 9,200 sqm (100,000 sq.ft) threshold. Availakility is particularly acute
in these market segments. Small and mid-box units are critical components of the 1&L sector and the functioning of a
modern economy, supporting efficient logistics and distribution activities across regions.

* The Subject Site therefore represents a prime opportunity to bring forward supply to support smaller and medium
sized firms and should be looked upon favourably by the local authority.
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1 Introduction

1.1 Purpose

111 This report has been prepared on behalf of Hallam Land (referred to as the 'Promoter’
from hereon in). It provides an evidence-based and objective overview of the need for
new Industrial & Logistics (I&L) development (the Proposed Development) at Land North
of the A45 in Coventry (the Subject Site).

1.1.2 The evidence outlined within assesses Coventry City Council’s (CCC) latest employment
evidence with the aim of:

1 Demonstrating that there is a strong needs case to support the Proposed
Development coming forward at the Subject Site, having regard to local, sub-regional
and national supply and demand factors; and

i Evidencing that the Subject Site represents a prime location for new I&L development
and that the Proposed Development will help to fill a specific gap in the market.

1.2 Site Context and the Proposed Development

1.2.1 The Subject Site lies immediately adjacent to the A45 in Coventry, and covers
approximately 20 ha. Coventry City Centre is located south-east of the Site,
approximately a 14 minute drive away (5.2 miles) via the A45. North-west of the Site is
Birmingham city, again reachable via the A45 in around 28 minutes (20 miles).
Birmingham airport is located 9 miles west of the Site. Figure 1.1 presents the location of
the Subject Site.

Hallam Land February 2025 7
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Figure 1.1 Subject Site

Nuneaton

Birmingham

Solihull

* Subject Site point
— Strategic A Roads
—— Strategic Motorways

~—— A45 Road Line (Not SRN)

€ Birmingham Airport

R0 15 3 45 6km @

savills|

Source: Savills, 2025

1.2.2 The Proposed Development, presented in the indicative Development Framework plan in
Figure 1.2, covers 20 ha, of which approximately 12 ha is designated for I&L development
(shown as plots EMTA and EMI1B). At this stage it is not known the exact configuration or
size of the I&L units which will come forward at the Proposed Development. However,
given the constraints of the Site, the Promoter has advised that they do not expect the
Proposed Development to accommodate units above the 9,300 sgm (100,000 sq.ft)
threshold. As a result, the Proposed Development is likely to provide a range of units
across the small (O - 2,800 sgm) and mid-box (2,800 sgm - 9,300 sgm) size bands.

Hallam Land February 2025
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Source: Hallam Land

1.3 Summary of Results

1.3.1 Our objective assessment of need concludes that based on strong, unmet demand in the
sub-region, consistent with national trends, there is a robust market needs case for new
I&L development in Coventry.

1.3.2 Based on Savills’ demand methodology, over a 25-year plan period (consistent with the
Council’s HEDNA-WMSESS Alignment Paper) we estimate I&L demand within the
Functional Economic Market Area (FEMA) that Coventry sits in to be between 1,466 ha
and 1,612 ha of land. Apportioning the FEMA demand figures to Coventry yields an
estimate of between 209 ha and 230 ha over the same 25 year period, of which between
139 ha and 153 ha would be for local (non-strategic)(<9,300 sgm) uses. The latter demand
estimates are most pertinent for this assessment, given the Proposed Development’s
focus on delivering a range of small and mid-box units.

Hallam Land February 2025
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1.3.3

1.3.4

1.3.5

1.3.6

1.3.7

Savills’ local (non-strategic) demand estimates are higher than the HEDNA-WMSESS
Alignment Paper’s estimates for Coventry of 99.3 ha.

The reason for Savills’ estimates being larger is due to our methodology concentrating
on market signals (in accordance with Paragraph 32 of the NPPF), which indicate the I&L
sector has experienced strong growth, and made it the best performing commercial
sector in England over the last decade.

We consider Savills’ demand estimates alone to demonstrate that the Council has not
allocated enough land for I&L uses, and the Subject Site is desperately needed to meet
demand. Our consideration of available land supply has provided further compelling
evidence of this fact.

Within Coventry, Savills’ view of realistic I&L supply is approximately 67 ha (Section 6).
Comparing total available supply against the local (non-strategic)(<9,300 sgm) demand
estimates presented in Section 7 (139 - 153 ha), there is a significant shortfall of between
72 ha and 86 ha of I&L land over a 25-year plan period. It should be noted that this is a
likely underestimate of the shortfall, given it is likely some of the 67 ha of supply will be
developed for strategic units. Nevertheless, a significant shortfall still exists under this
conservative scenario.

The objectively assessed demand/supply analysis in this report therefore demonstrates
quantitatively that a strong needs case can be evidenced across Coventry for further I&L
development. The Subject Site represents a prime opportunity to help meet strong
demand in the small and mid-box market segment, through the delivery of the Proposed
Development. This is particularly important given often the best sites for &L
development are taken up by larger occupiers, meaning small and mid-sized occupiers
are left with limited supply (See Section 8). The Subject Site will help to address this
dynamic.

1.4 Report Structure

1.4.1

The remainder of the report is structured as follows:

Section 2 sets out the strategic advantages of the Subject Site which makes it a prime
location for I&L development;

Section 3 outlines the key trends in the I&L sector via a 3-page info-graphic;

Section 4 provides a high-level review of the relevant employment evidence,
specifically their approach to estimating future I&L land demand,;

Section 5 assesses market signals within Coventry and the wider FEMA’s |&L markets;
Section 6 presents Savills’ review of I&L supply in Coventry and the FEMA,;

Section 7 presents Savills’ future I&L demand estimates for the FEMA and Coventry
specifically; and

Hallam Land February 2025
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1 Section 8 brings together the analysis in the preceding sections to quantify the
objectively assessed need for I&L land in Coventry. This section goes on to consider the
importance of small and mid-box I&L units, and how the Proposed Development can
help to meet a specific gap in the market;

1.4.2 In addition, this report is supported by the following appendix:

1 Appendix 1- provides a detailed review of the employment evidence first presented
in Section 4.

1.5 Reader Note

1.5.1 When we refer to the industrial and logistics (I&L) sector we mean Light Industrial
(formerly Blc use class now part of Class E), General Industry (B2 use class), and Storage
and Distribution (B8 use class). Effectively the primary use classes that require
warehouses and factories (including ancillary offices), and associated yard spaces. These
use classes typically cover the diverse range of industrial, manufacturing and logistics
companies that operate within England.

Hallam Land February 2025 1
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2 Strategic Advantages of the Subject Site

Introduction and Key Conclusions

Section Aim:

9 This section considers the Subject Site’s strategic advantages which makes it a prime
location for I&L development.

Key Conclusions:

I The Subject Site’s location benefits from a number of strategic advantages which make it
an optimal location for I&L development. These include:

0 Proximity to nationally significant movement corridors, including the M6, M42, and
M40.

0 Convenient access to suppliers, end customers and labour supply.

0 Convenient access to major freight handling infrastructure which can be used as
part of I&L companies’ wider supply chains.

1 The Proposed Development will harness these advantages by providing a range of &L
units for smaller and mid-size occupiers. Given the size and constraints of the Site, the
Promoter envisages that these units will be in the small (0-2,800 sgm) and mid-box (2,800
- 9,300 sgm) market size bands. Its delivery will be critical in ensuring demand for &L
land is met in Coventry, in what is a prime I&L location.

2.1 Strategic Advantages of the Subject Site

2.1.1 The Subject Site’s location benefits from a number of strategic advantages which make
it attractive for I&L development. These include:

1 Proximity to nationally significant movement corridors (M40, M42, and M6);
T Convenient access to suppliers and end customers;
1 Convenient access to a pool of potential workers (labour supply); and

1 Convenient access to major freight handling infrastructure that can be utilised as part
of I&L companies’ wider supply chains.

2.1.2  The Subject Site will also generate a considerable level of new job opportunities for local
residents which will help to increase self-containment levels (i.e. the number of people
who live and work in Coventry City Council). The new job opportunities will also improve
the employment prospects of deprived communities in the vicinity of the Subject Site.

Hallam Land February 2025 12
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213

We consider the Subject Site’s locational characteristics in more detail below.

Proximity to Nationally Significant Movement Corridors

214

215

216

As shown in Figure 2.1 below, the Subject Site lies directly adjacent to the A45. While the
segment of the A45 the Subject Site sits adjacent to is not considered to be part of the
Strategic Road Network (SRN), as defined by the Department for Transport, it remains
an important east-west corridor. It facilitates transport between the Midlands and the
ports of East Anglia, as well as the key cities of Birmingham, Coventry, and Northampton.
In addition, the A45 also provides access (either directly or indirectly) to other nationally
significant movement corridors on the SRN, including the following:

The M6 - a vital north-south corridor providing connections towards Liverpool and
Manchester.

The M42 - a crucial transport corridor in the Midlands, providing a key interchange
for freight movement including access to Birmingham airport.

The M40 - which links London to Birmingham, acting as a vital alternative to the M1
and M6 for freight transport.

All three are nationally significant movement corridors that facilitate over 10,000 HGV
and LGV movements per day. Being in such close proximity to three important
motorways is extremely beneficial for I&L occupiers and logistics companies in particular,
given it reduces transportation time, costs and carbon emissions. It means that the
Subject Site has quick and direct access in all directions.

According to the Savills European Logistics Census!, location is the most important factor
impacting business investment decisions in the I&L sector (96% of respondents citing this
factor). Given the Subject Site’s prime location, it is ideally placed to support I&L
development.

T Savills European Logistics Census (2023) is a survey of over 400 occupiers, developers, investors, landowners, asset
managers, agents and advisors involved in the I&L sectors. Its aim is to understand opportunities and challenges facing the
sector and is available at https://www.savills.co.uk/research_articles/229130/351442-0

Hallam Land February 2025
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Figure 2.1 Busiest HGV and LGV Motorways and A Roads
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Accessibility to Suppliers and End Customers

2.1.7 Most I&L occupiers have supply chains linking themselves with their suppliers and end
customers of between 1to 4 hours travel time. The shorter travel time is more typical of
small local companies, while longer travel times are more typical of larger companies that
do business throughout the country.

2.1.8 If we take the middle ground of 2 hours, which is appropriate for most companies, up to
39.1 million people (65% of England and Wales’s population), and approximately 1.7
million businesses (68% of England and Wales’s businesses) can be accessed from the
Subject Site?. Such impressive numbers are because of large conurbations including
Manchester, Leeds, Birmingham, Cardiff, Bristol, Southampton, and London are all
accessible from the Subject Site within 2 hours truck time, as shown in Figure 2.2 below.

2 This analysis uses GIS conducted on ONS Population Estimates (2020) and UK Business Counts (2023) data at Middle
Layer Super Output Areas (MSOAS)

Hallam Land February 2025 14
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Figure 2.2 Two Hour Truck Time Catchment from Subject Site
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Accessibility to a Large Labour Pool

219

2.1.10

One of the strongest parts of the UK economy currently is the low unemployment rate,
which currently stands at 4.4% (November 2024). The flip side of this is that the
availability of labour for UK companies has become increasingly challenging. As a result,
labour availability has shot up the list of factors impacting investment decisions in the I&L
sector as evidenced in Savills’ European Logistics Census, where around 50% of
respondents stated the importance of labour availability, up from 48% in 20223,

We consider a 28-minute car drive time catchment to be appropriate for accessing labour
from the Subject Site. This is the average home-to-work travel time for Coventry*. Within
this catchment, approximately 1.1 million working-age people are reachable®, representing
a high level of workforce accessibility and a considerable labour pool for future
businesses located at the Subject Site to draw from (Figure 2.3). In addition to this, some
people would be willing to travel further than the average drive time to work, or may use
other methods of transport to work such as public transport. This means that the
potential workforce available to future occupiers at the Subject Site may be higher than

3 Savills European Logistics Census (2023), p5.
4 ONS User Request Data - 2018 TRVTME Usual home to work travel time (minutes) by Local Authority - data relates to

Coventry

5 This analysis uses GIS conducted on ONS Population Estimates at Middle Layer Super Output Areas (MSOASs) (2020)

Hallam Land February 2025
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this 1.1 million figure.

Figure 2.3 28-Minute Car Drive Time Catchment from Subject Site

Leicester

Wolverhampton

Nuneaton

Dudley

Birmingham

3 Subject Site

11 Coventry LA Hitch
28-Minute Car Driving Catchment

— Strategic A Roads

—— Strategic Motorways

—— A45 Road Line (Not SRN)

0 4 8 12 16 km @
/

Source: Savills, 2025

Ability to Link with Major Freight Handling Infrastructure

2.111  Savills has advised on numerous major freight handling projects across England in recent
times. These include Hinckley National Rail Freight Interchange (recently submitted for a
DCO), East Midlands Gateway, West Midlands Interchange (WMI), DIRFT, Humber Ports,
Ellesmere Port, Southampton Airport and Heathrow Airport, among others.

2.112 These projects have taught us that it’s not only I&L premises located directly adjacent to
freight handling infrastructure (i.e. airports, ports, and rail freight interchanges) that
benefit from this infrastructure. For instance, a study® of the operations of DIRFT | and
DIRFT Il analysed the destination of outbound lorries leaving the rail terminal. It found
that only 27% of all outbound lorries were destined to locations within the DIRFT estate.
This means that the remaining 73% of lorries were moving goods further afield to
destinations that were not within the immediate surroundings of the local estate. This
analysis is useful as it clearly indicates I&L developments not directly linked or within the
estate of key freight handling infrastructure, but located relatively nearby, can benefit

& Nathaniel Lichfield & Associates (2012), DIRFT Il Planning For The Future - The Expansion Of Daventry
International Rail Freight Interchange - cited in Roxhill (2019), Document 6.8 - Market Analysis Report - Northampton
Gateway Strategic Rail Freight Interchange

Hallam Land February 2025 16
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from its use as part of their wider supply chains.

2113 Again we consider a 2-hour truck-time catchment as suitable in capturing the majority of
I&L businesses that may use freight handling infrastructure as part of their supply chains.
We also map a 45 minutes’ truck time catchment given that, based on previous work, this
is what operators of rail freight interchanges consider their primary catchment area for
businesses using their facilities.

2.114 Table 2.1 below lists the various freight handling infrastructure within a 45 minute and 2
hour truck time catchment of the Subject Site, while Figure 2.4 below shows the
geographic coverage of these catchments.

Table 2.1 Freight Infrastructure within a 45 Minute and 2 Hour Truck Time Catchment

45 Minute Truck Time Catchment Between a 45 minute and 2 Hour

Truck Time Catchment

Rail Freight DIRFT; Hams Hall; Lawley Street; Birch Wentloog; Bristol South Liberty Lane;

Interchanges Coppice; Rugby Barking; Ely; DIRFT; Hams Hall; Lawley
Street; Birch Coppice; East Midlands
Gateway; Trafford Park; Ditton;
Garston; Doncaster; Wakefield
Europort; Leeds Stourton; Port of
Liverpool; Avonmouth/Portbury;
Basford Hall; Ditton; Purfleet;
Rotherham; Rugby; Telford
International Rail Freight Park (TIRFP);
Wembley (EFOC)

Airports East Midlands; Birmingham Heathrow; Stansted; East Midlands;
Manchester; Liverpool John Lennon;
Birmingham; London Luton Airport

Ports None Boston; Ellesmere Port; Goole;
Liverpool; Newport; Port Warrington;
River Trent; Runcorn Docks; Salford
Quays; Bristol; London.

Source: Savills, 2025
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Figure 2.4 Freight Infrastructure within a 45 Minute and 2 Hour Truck Time Catchment
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Improving the Employment Prospects of Deprived Communities

2.1.15

2.1.16

2117

2118

As will be demonstrated in Section 3, contrary to some misconceptions, the I&L sector is
a high value and well paid sector. It is also a significant employer, with at least 4.5 million
people employed in the UK, with many more jobs supported in the supply chain.

The I&L sector has also become far more diverse in the last decade in terms of the
different types of occupation it supports, providing employment opportunities across all
skill levels and occupation roles. This is allowing it to be a key re-employer of people who
have lost jobs in other sectors of the economy.

For instance, a person that may have lost their job as an engineer or IT consultant within
an office-based firm can now find similar roles in I&L. This is linked to the sector becoming
more sophisticated as well as the complexity and reach of I&L supply chains. Many
companies now seek to co-locate their office, R&D, and administrative functions with
their production, manufacturing and distribution operations, therefore bringing different
occupations and specialisms together under one roof.

The logistics sector is also particularly good at providing employment opportunities to
those that may not otherwise be in work. Based on a recent independent survey
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undertaken by YouGov, Frontier Economics found that 20% of people currently in
logistics were previously unemployed, and that one in four within this group were long-
term unemployed’. These statistics clearly show that the I&L sector is benefiting deprived
communities.

2.119 The link between addressing deprivation via new I&L development is being recognised
by the Planning System. For example, in a called-in decision for an I&L development in St
Helens, the Secretary of State agreed with the inspector that the jobs brought about by
the development ‘would have a tangible benefit to the local economy and would provide
an early opportunity to help address [...] deprivation issues’.

2.1.20 The map in Figure 2.5 below shows that there are numerous neighbourhoods that score
among the top 30% most deprived areas within England within the 28-minute car drive
time from the Scheme which is considered within commuting distance. This means that
the Proposed Development will increase the employment opportunities available to the
residents of these highly deprived neighbourhoods.

Figure 2.5 Areas of Deprivation within a 28-Minute Car Drive Time Catchment
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7 Frontier Economics (2022) The Impact of Logistics Sites in the UK. Available at
https://logistics.org.uk/CMSPages/GetFile.aspx?guid=d3e3d23c-2dca-4b0a-8406-0d126¢c71eb4d&lang=en-GB
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Improving Self-Containment
2.1.21 In terms of self-containment (i.e. the proportion who live and work in the same local
authority area), Coventry (67%) performs better than the average for the West Midlands
(51%)8 (Table 2.2).

2.1.22 However, this still means that in Coventry, one third of its in-work residents travel outside
of the District for work, resulting in less GVA and day time expenditure for Coventry’s
local economy.

2.1.23 The Proposed Development would generate more quality jobs in Coventry to the benefit
of the local job market, and subsequently help to improve self-containment levels further.

Table 2.2 Self-Containment within Coventry and the West Midlands Average

Local Authority Self-Containment
Coventry 67%
West Midlands Local Authority Average 51%

Source: Location of Usual Residence and Place of Work (Census, 2071)

8 ONS Census 2011 Location of Usual Residence and Place of Work
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3 Key Trends in the &L Sector

Introduction and Key Conclusions

Section Aim:

1

This section considers some of the key trends that have been driving growth in the I&L
sector.

We draw upon analysis from Savills’ recent publication for the British Property Federation
(‘BPF’) ‘Levelling-Up - The Logic of Logistics®, Savills’ Big Shed Briefings, and other
relevant research.

Key Conclusions:

1

3.1
3.1.1

The I&L sector is a major contributor to the national economy, employing at least 4.5
million people in the UK and producing £268 billion of Gross Value Added (GVA) annually.

The sector has proven resilient despite recent macro-economic challenges. While take-up
of large I&L units (9,300 sgm + / 100,000 sq.ft +) at the national level only increased by
1% in 2024, it remained 8% above the pre-Covid take-up average. This is despite
macroeconomic challenges underpinned by elevated inflation, uncertainty and subdued
growth.

Within the West Midlands, a traditional powerhouse of the sector, take-up rebounded
much more strongly, increasing by 53% compared to the previous year and a 13% increase
above the long-term annual average. Encouragingly, the Savills Requirements Index has
increased by a further 68% quarter on quarter (2014 g4), suggesting continued occupier
activity throughout 2025 in the region.

Over the last 10 years, jobs in the logistics sector have grown by 22%, over twice the
national average (9%). The sector’s performance is being driven by a number of key
structural growth drivers, including growth in online sales and growth in freight modes.

The |I&L sector is a major facilitator of other sectors of the economy and should be
considered as ‘critical national infrastructure’.

Contrary to some misconceptions, the sector is a high value, well paid and occupationally
diverse sector.

I1&L Key Trends Infographic

The 3 page infographic below presents the key national level trends impacting the sector.

9 Savills and BPF (2022), Levelling Up - The Logic of Logistics
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A Resilient Sector

National Take-up exceeds pre-Covid average in 2024 savills

Savills' January 2025 Big Shad Eriefing (which assesses &L Sector Take-up (9,300 sgm+)
large 1AL premises above 9300 sgmA00000 sqft)

found that at the national level, take-up in 2024 reached
26 milion sgm {279 milion sqft) across T8
transactions. This is.a modest 1% increase year on year, H000000
but 8% above the pre-covid demand average. Overall,
2024 was the fifth best vear ever for takeup, outside of

the pandemic pariod. In the long-term contaxt, this is a HOG

healthy outcome  given the wider economic and

gaopolitical situation over the last vear, which has P

hindered quick dacision-making, both in occupier and

capital markats,

With the fundamental growth drivers underpinning the = smanaan

I&L sector set to remain strong (as discussed furthar on !

the fallowing page), and market confidence impraving [ ——

as the outlook for the wider economy improveas, it is

expacted take-up lavels will continue to improve into

2025, 10,000,000 I I II
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Source: Savills 2025 Big Shed Brefing
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I&L Supply and Vacancy Rate
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Rising Supply at the National Level

The supply of premisas nationwide (in units above 9,200 sqm /
100000 sa.ft) has risen to almaost 5.5 million sgm (59 million
st reflacting a vacancy rate of 71%. Despite rising, this level
remains much lower than in the peariod after the Global
Financial Crisis (GFCY) when the vacancy rate use to be well
above the 10% mark,

:
g

Warmne y rata

While all regions have seen & rise in supply over the last year,
thera remains a shortage in supply of high-quality Grade A
space, with only around half of this supply considerad to be of
Grade A quality. Given the increasing costs associated with
running warshouses, it Comes as no surprise that occupiers are
gravitating towards better quality buildings with  better

FSFPF PP TF AP PPFPry Environmantal, Social and Governance ('ESG') features.
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Source: Savills 2025 Big Shed Briefing

Take-up in the West Midlands outperforms National Trends

While take-up at the national level grew only Midlan Tak li
modestly in 2024, the West Midlands saw a big West dlands Ta e-up by Qua ty

rebround in activity, Takeup reachad 54 million
s ft across 24 transactions, representing a 53%
increase comparad to the pravious vear and 2 13%
increase above the long-term annual average, R000000
Encouragingly, the Savills Requirernents Index has
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|&L. Growth is Structural, Not Cyclical

Significant Freight Infrastructure in the UK

S

Critical National Infrastructure

The past decade has seen the &L sector undergo a remarkable
transformation, reshaping operating maodels and occupier
requiremeants, The sector should be considered as ‘critical
national infrastructure’ that supports the functioning of our
aconomy and the way we live our lives,

The 1&L sector enables the movemeants of goods across a multi- o
modal network of road, rail, air, and water routes. Most

businesses draw on supply chains that rely upon thase multipla

modas of transport and on the transfer batween freight nodes

to warehousas, and than finally onto the end customar,

Without thase facilities, the dalivery of our purchases would be
much slower, more expensive and we would have less choice.

The sector's performance is being driven by a number of key
structural growth drivers including:

]
1. The Rise of E-Commerce
£120b
E-cormmerce has grown substantially over the past . E100b
dacada, with the Covid-19 pandemic accalarating this il £109.14
trend. Statista, a respected source of online retal & £80b billion
projections, estimate that inflation adjusted online = E60b
retail will grow to £109 billion by 2029, =
o E£40b
The growth in online shopping has  significant _E
implications on future &L <demand given that e- c £E20b
commerce requires around 3 times the logistics space & gop
of traditional bricks-and-mortar  retailers (Prologis, i G oo A B D O a4
PPN Iy P Rty Ll S Lot Lo N AR
206D P S S RS s "= S s L S L s s s
Real E-commerce Spending (billions)
- Sowurce: OMS [Historic), Statista {(Forecast)
rom=
0.8% Increase  1.0% Increase 2. Growth in Global Freight Flows
CAGRIO SIB0 ) CAGE (I0S-I0390

Fraight flows are another key driver of 1&L floorspace demand. Significant growth is forecast
across all freight modes, Fraight arriving and leaving the UK neads to be sorted, packaged
and distributed via a netwaork of fraight handling infrastructure {ie. ports, alrports, rail fraight
interchanges and motorwavs) and conveniantly located 1&L premisas to reachend customears,

= -

1.5% Increasa
CAGR 02420200

26% Increase
CAGE 0242503

3. Increased Housing Development

Source: OFT, MDS Transmodal, Bosing, Savills
The West Midlands is expecting a significant increase in housing develapment, with projections indicating the construction of 215,000
new homes by 203771 This expansion will increase the regional population, thereby intensifying demand far goods and services, which
as demonstrated above is increasingly occurring onling, Conseguently, the 1&L sector will need to accommedate the heightened

reguiremants of 3 garowing populaca,

Feal Estate Implications 30.000.000 12%
25,000,000 10%
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land has meant availability has 20000000 == == e - - — —— w5

remained bealow the 8% equilibrium 000,000 -

rate at the national level for much of ' '

the last decade. 10,000,000 A%

When new davelopment is built it is 5,000,000 2%

quickly occupied. The lack of .

available supply means demand is

‘suppressed’ as not all occupiers can -5,000,000 -2%
find the space they nead,
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The I&L Sector i1s a high-value, well paid and
occupationally diverse sector

130
&L is the fastest growing sector of 125
the economy 120
15
The logistics sector is the fastest growing segment of our no
economy, both in recent yvaars and over the long term. Betwean
2015 Q1 and 2024 Q3 the number of jobs inthe logistics sector 105
graw by 22% compared to only 9% across the economy 858 100
whole.
95
As a result, the I&L sector has become a major contributor to BRO0pon0p0n0RO0R0R0Ha0 G
the national economy, employing at least 4.5 million people in MO, folaloag dalmd
the UK and producing £268 billion of Gross Value Added (Gva) CoQo2o0lo020 8 H2o o Sod o0
annually. ™ ™ ™ o~ NN NN g NN
| Cgistics All Jobs
&L Jobs Pay More than Average e
Wage Premium of |&L Jobs
£40.000 Motwithstanding  its  importance  in terms  of
' +£4,300 +£3,900 employment and GWA contribution, the |1&L sector is
£35,000 subject to a number of misconceptions about
£30,000 average pay levels andskills
£25,000 Compared ta the All-Sector average, Logistics and
£20,000 Manufacturing sectors’ annual meadian wages are
£15 000 +£4, 300 per annum higher and +£3900 par annum
’ higher respectivaly.  In addition, entry-lavel jobs in
£10,000 logistics are relatively well-paid, with median annual
£5,000 pay being 47% higher than across jobs in the same
EQ occupational category (Frontier Econamics, 2022
Logistics Manufacturing
Saurce: OMS A5HE B Al Sectors Premium
Occupational Distribution in the Logistics Sector ngh'5k|“9d, quahty ]Gbﬁ
201 2021
The jobs offared within the sector are bacoming
16% higher skilled and more diversa Within the

Logistics v All Job Growth

9%

Transportation and Storage industry, the highest
skilled occupations {Groups 1-3) have increased
by 25% between 201 and 2021 These roles are
associated with enginesring and technological
professions in response to  automation  and
robotics and increased office collocation.

o Source: OMS Anmual Population Sureey

Economic Contribution is Much Larger Than On-Site Jobs

A commaon misconception about the 1&L sector beaing a low-dansity employer, fails to recognise
the wider role it plays in supporting jobs which are not physically within a warehousa but are
enabled by its operations. For every 10 new warehousing jobs created onsite, another 7 to 12 jobs
are created offsite.

2 b & B fe &

—_—

! il

The indirect GWVA of logistics in the UK is 3.5 times the direct GVA, vastly greater than other
sectors, Thiseffectively measures the role the sector plays in supporting other business sectors
and the econamy maore ganerally,
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4 Review of Employment Evidence

Introduction and Key Conclusions

Section Aim:

1

This section provides a high-level review of the most recent employment evidence
covering Coventry and the Functional Economic Market Area (FEMA) it sits within
(defined in Section 5). Specifically we review the Coventry and Warwickshire Housing
and Economic Development Needs Assessment (HEDNA) (2022), the West Midlands
Strategic Employment Sites Study (WMSESS) (2024), and the subsequent HEDNA -
WMSESS Alignment Paper (2024), which brings the preceding studies together.

Our review seeks to understand the future demand methodologies used within the
employment evidence and the various results they produce for I&L floorspace and land. A
comprehensive review of the evidence is available in Appendix 1.

Key Conclusions:

1

In Savills view, the critical point to make is that the WMSESS study, and subsequentially
the Alignment Paper, have discounted the two modelling approaches which are based on
market signals in accordance with Paragraph 32 of the NPPF. These two scenarios - a net
absorption (high) scenario and a net absorption (low) scenario - entail the extrapolation
of net absorption trends. They also account for suppressed (or unfulfilled) demand which
has not been able to be met due to supply constraints.

The scenarios are based on the Savills Suppressed Demand model, and while they have
not been applied entirely correctly in the WMSESS, they are the most market facing
approach considered. The justification for their exclusion are not considered valid.

Instead the Alignment Paper, based on the recommendations in the HEDNA and WMSESS,
has adopted a past completion and TGRD methodology to estimate future employment
land needs. Neither methodology is considered appropriate for estimating employment
land needs.

For example the past completions methodology, while regularly used in local authority
employment evidence bases is not an indicator of demand, but a backwards facing supply
measure. In effect, by using the historical completions rate, the employment evidence is
saying that the Council’s ability, or willingness, to allocate employment land (new supply)
historically is an accurate measure of ‘true’ market demand.

Despite the flaws of both approaches, the end demand results for the FEMA in the
Alignment Paper are only moderately lower than our own estimates we present in Section
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7. However, of greater concern is Coventry’s share of the demand estimates, which is
substantially lower than our estimates.

4.1 Summary of Local and Regional Employment Evidence

4.1.1 The most recent employment land evidence covering Coventry and the FEMA is the
HEDNA-WMSESS Alignment Paper (2024). It was prepared by Iceni Projects on behalf of
the Coventry and Warwickshire local planning authorities (Rugby, Coventry, North
Warwickshire, Nuneaton & Bedworth, Warwick and Stratford-on-Avon). It considers the
relationship between the employment land need recommendations in two previous
studies:

1 The Coventry and Warwickshire Housing and Economic Development Needs
Assessment (HEDNA) (2022); and

1 The West Midlands Strategic Employment Sites Study (WMSESS) (2024).

41.2 The Alignment Paper was considered necessary to bring together the WMSESS and the
HEDNA, address the overlaps between them, and provide aligned outputs on
employment land needs over a consistent set of timescales.

41.3 Table 4.1 below summarises the three employment evidences concerning future &L
demand in Coventry and the FEMA in terms of their respective scopes, estimation
methods used, their future I&L land demand recommendations and Savills view of each
report’s methodological weaknesses.

Table 4.1 Local and Sub-Regional Employment Studies

Study Scope Methodological Issues (Savills View)
1 Preferred employment needs methodology is a combination
of a past completions methodology and a Traffic Growth and
1 Geographic Replacement Demand (TGRD) model. We do not consider it

Coventry and
Warwickshire
Housing and
Economic

scope: Coventry
and Warwickshire
Local Authorities

methodologically sound to mix land development trends
together from different sources.

The ‘past completions’ method is used to forecast general

Development 1 Uses: General (non-strategic) industrial land requirements. This is not an
?ﬁgg;ﬁ;sésgg‘;nt Industrial (B2) indicator of future demand, but rather is a supply measure. In
(<9,000 sgm) and effect it is saying that a Council’s ability, or willingness, to
Prepared by Iceni Strategic B8 allocate employment land (new supply) historically is an
Projects (9,000+ sgm) accurate measure of ‘true’ market demand.
The ‘past completions’ method is backwards facing and so
i Time period: doesn’t take into account future trends which are driving

Hallam Land

2021-2041

demand, for example the continued rise of online retailing
and future housing growth. It is not a market facing method
as required by Paragraph 32 of the NPPF.
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West Midlands
Strategic
Employment Sites
Study (WMSESS)
(2024)

Prepared by Iceni
Projects, Mace Ltd,
Knight Frank and
MDS Transmodal.

Coventry &
Warwickshire
HEDNA - WMSESS
Alignment Paper
(2024)

Prepared by Iceni
Projects

Hallam Land

1
1
1
1
1
Geographic
scope: West
Midlands Study
Area comprising 1
25 Local
Authorities
including the l
Coventry and
Warwickshire
Local Authorities q
Uses: Strategic
(>9,000sgm)
warehouse and
manufacturing
land
Time period:
2022-2045
1
Geographic

scope: Coventry
and Warwickshire
Local Authorities q

Uses: General
(non-strategic)
Industrial (B2)
(<9,000 sgm) and

Several key assumptions underpinning the Traffic Growth
and Replacement Demand Method, which is used to estimate
strategic B8 land in the 2031-2041 period, are not
substantiated. For example the key assumption for
converting freight traffic to floorspace.

The TGRD outputs for strategic warehousing are lower than
the historic completions trend (when applied across the
whole forecast period) which is in direct contrast with the
strength of the I&L market.

Neither method takes into account ‘suppressed demand’ (i.e.
demand which has not been able to be met due to supply
constraints).

The HEDNA does not recommend how the regional strategic
need / demand is apportioned amongst local authorities in
the region.

Preferred employment needs methodology is again a
combination of a past completions methodology and a traffic
growth and replacement demand (TGRD) model, as is the
case in the HEDNA.

The same drawbacks we highlight above are also applicable
to the WMSESS.

The WMSESS does not recommend how the regional
strategic need / demand is apportioned amongst local
authorities in the region.

Critically, the WMSESS study does have regard to two other
market facing scenarios based on the projection of net
absorption trends. These two scenarios - a net absorption
(high) scenario and a net absorption (low) scenario - also
account for ‘suppressed’ (or unfulfilled) demand which has
not been able to be met due to supply constraints. The
methodology behind these scenarios is based on the Savills
Suppressed Demand Model (Section 7), and is based on
market signals in accordance with Paragraph 32 of the NPPF.
However, the WMSESS discounts these methods and instead
adopts the two methodologies above which are not based on
market signals, and which result in lower employment land
demand estimates.

The Alignment Paper takes forward the preferred
employment need methodologies adopted in the HEDNA and
WMSESS (namely past completions and TGRD model). The
drawbacks of these two methods are outlined above.

The Alignment Paper uses local authority monitoring data in
the period of 2011/12 - 2023/24 to base the past completions
trend on. This compares to the period 2011/12 - 2019/20 in
the HEDNA.
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Strategic B8 i
(9,000+ sgm)

-2045

4.1.4 Based on the above approaches, the HEDNA-WMSESS Alignment Paper estimates
demand for between 1,405 ha and 1,587 ha of industrial land in the period 2021-2045
across the FEMA. Of this, there is a demand for:

1 572 ha of industrial (non-strategic)(<9,000sgm) demand; and
1 833 ha - 1,015 ha of industrial (strategic)(>9,000 sgm) demand.

415 Within Coventry, the Alignment Paper estimates demand for 99 ha of industrial (non-
strategic)(<9,000 sgm) demand. As discussed in Table 4.1, the Alignment Paper does not
apportion the strategic demand to the individual local authorities.

41.6 In addition, it should be noted an Addendum to the Alignment Paper was subsequently
published in 2024, to account for a calculation error in the original study. The 833-1,015
ha of total strategic need over the period 2021-45 in the Alignment Paper was adjusted
by 2 ha and updated to 835-1,017 ha. The total industrial need in the FEMA also therefore
rises to between 1,407-1,589 ha in the period 2021-2045.

4.2 Savills Observations

4.21 A full and comprehensive review of each Study is available in Appendix 1.

4.2.2 In Savills view, the critical point to make is that the WMSESS study, and subsequentially

the Alignment Paper, have discounted the two modelling approaches || EGcGcNG—_
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