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warehouses of up to 9000 sqm 
in floor area) 

Stoford estimated total 
employment land requirement 
for RBC (based on past 
completions model) – Marrons 

403 547 

Stoford estimated employment 
land requirement for RBC 
(market led scenario) – LSH 

875 1,190 

 
 

1.6 We accept that the Council is yet to agree a proportion of the strategic land figures set out within the 
Coventry and Warwickshire HEDNA (HEDNA) November 2022.  However, our figure of 403ha (by 2041) is 
some 252.5ha above the Council’s figure of 150.5ha for what it considers to be its own needs for that same 
period.  Therefore, the Council should be aiming in our view, to meet at least 252.5ha of the 551ha of 
strategic need that the HEDNA suggests is required by 2041 (i.e. Stoford’s figure of 403ha combined needs 
minus 150.5ha local needs = 252.5ha residual; which would be in our view, the Council’s contribution 
towards strategic needs.)  Within our supporting material (Marrons 2024, Document 2) we highlight some 
of the shortcomings with the HEDNA (notably its failure to utilise completions data beyond 2019). 
Therefore, the strategic need figures that it identifies of 551ha (to 2041) and 735ha (to 2050) across 
Coventry and Warwickshire are going to be much higher in reality and thus higher than those proportions 
being distributed in the coming months as the constituent authorities prepare their Local Plans.   
 

1.7 With this in mind we also report figures from leading market agents LSH, who have analysed market 
activity since 2015 within Rugby and the Warwickshire Authorities for us.  Acknowledging that forecasting 
future requirements by assessing past completions trends, is in reality only retelling a story of reactions to 
available land supply, by contrast, LSH consider market intelligence and explore take up rates across a 
range of unit sizes, and confirm that land requirements, if accounting for market demand, would be double 
those being reported by Marrons, for Stoford. 

 
1.8 In response to the question of how much land is required, at Section 2 we set out our rationale for 

advocating a figure of 403ha to 2041, and 547ha to 2050 as a minimum requirement that the Local Plan 
should require and allocate land for.   

 
1.9 Our comments relate to: 

 
a) The proportion of the strategic need (Coventry and Warwickshire) that we consider 

should be met within Rugby (i.e. 34%) (see paragraphs 2.36 to 2.37) 
b) The role that Rugby Borough may have in meeting the needs of Coventry, who are unable 

to meet their own industrial needs, which Marrons (Document 2) consider are short by 
at least 87ha, and given this, Coventry will be unable to meet its share of the strategic 
warehousing needs figure too. (see paragraphs 2.37 to 2.40) 

c) The potential (or not) for replacement land to form a component within a future land 
supply within Rugby Borough (see paragraphs 2.7 to 2.9) 

d) The failure of the HEDNA and the IOCM to take account of completions beyond 2019 (see 
paragraphs 2.9 to 2.15) and instead rely on a period 2011-2019 for past completions and 
then using these to forecast to 2041/20250. 

e) The inaccurate (duplicate) recording of completions within the Rugby AMR for 2016/17 
and 2017/18 (see paragraph 2.13) 

f) The assumed supply for 2022/23 stated within the IOCM is short of what is noted in the 
AMR (see paragraphs 2.21 to 2.23) 

g) Delivery and Availability - the evidence of completions and take up within Rugby, being 
strongly correlated to units over 9,000sqm/100,000sqft, and consequently there being a 
significant shortfall of credible development land (see paragraphs 2.16 to 2.20) 

h) The market evidence that demonstrates significantly higher levels of demand within 
Rugby is more than is reflected within past completions (see paragraphs 2.28 to 2.34) 
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i) The evidence expected from the West Midlands Strategic Employment Site Study 
(WMSESS) 3, and other published evidence  
 

ii. What types of employment land should the Borough be planning for? 
 

1.10 This question within the IOCM is prompted by paragraphs 3.10 to 3.13 of the Consultation Material.  
 

1.11 The text states: 
 

3.10. The HEDNA doesn’t split the need for industrial and smaller warehousing land in 
the borough into different types of employment land. It does, however, recommend 
that, because of the high demand for warehousing land, we should make specific site 
allocations for B2 industrial and light industrial (now use class E(g)(iii)) land.   
 
3.11. Additionally, the feedback we have received from local businesses is that there is 
a shortage of ‘grow on space’ in the borough to allow existing businesses to expand 
and incubator space for new start-ups.   

 
1.12 However, when we examined the HEDNA for further details there are only two such references, and 

neither of them are evidence that points to a split is warranted between B2 and light industrial land, from 
warehousing.   
 

1.13 Our analysis of the existing industrial estate stock that accompanies these representations (Document 4) 
illustrates a mixed pattern of uses across each industrial area and is reflective of how the market operates.  
LSH also provide further market intelligence to support our view that specific allocations should not be 
kept aside for B2 or Eg(iii) uses – and this is based upon the demand for floorspace.  This is particularly the 
case where land is in such short supply – LSH note in their report (Document 3, page 3) that Rugby has just 
1.6 years supply based upon current rates of demand for floorspace. 

 
1.14 Deal evidence is also a helpful indicator of the size of units being taken up in Rugby (Source LSH Document 

3).  Average unit size is increasing.  This is reflective of the trend towards B8 uses, but also, the need to 
ensure flexibility within uses, allowing units to support both manufacturing of goods and 
storage/distribution within the same facility if required.  Examples of this are evident within the 
completions to date that are recorded within Rugby’s Annual Monitoring Reports (AMRs) – DC1,3,4,5,6 
and at Prologis Park for example are B2/8 units and Tritax Symmetry – a B1/B8 unit. 

 
1.15 We do not support the suggestion to control the supply of employment land through the use of unit size. 

Where smaller units (and across the B1/2/8 sector) have been delivered, this is often on smaller sites and 
in secondary locations.  This should not be the premise for strategic allocations.   

 
1.16 We consider there is strong evidence for the type of floorspace to be planned for, pointing to the B8 sector 

as a lead.  LSH advise on the following key points in their Executive Summary (Document 3) 
 

� The limited supply of development land within the defined Rugby Local Authority area for both strategic 
and non-strategic requirements.  

� The logistics sector continues to witness significant change.  

� Rugby as a location at the centre of the recognised Golden Triangle remains a preferred central 
distribution location. 

� Demand remains strong in these locations and the average unit size has increased in line with market 
trends. 

� At present there is 1.6 years of supply based on historic average take-up figures over the last five years. 

� The key strategic sites of Symmetry Park, Rugby and Prospero Park, Ansty are now effectively fully 
developed.  

� There will not be sufficient supply within the local Rugby Authority area to cater for current and future 
demand especially during the period 2026 – 2041. 
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iii. The Suitability of the Broad Locations  

 
1.17 We have assessed the Broad Locations presented within the IOCM (Document 5.)   

 
1.18 The potential broad locations identified by the Council at ‘M6 Junction 2 (north of junction)’, ‘Ansty 

Business Park Expansion/A45 Walsgrave Junction’ and ‘Prologis Park Ryton Expansion’ are located on the 
edge of Coventry, and in the same way as the existing strategic employment sites at Ryton and Ansty would 
meet the employment needs of Coventry opposed to those of Rugby Borough.  They are not suitable 
allocations therefore, to meet Rugby’s needs. 

 
1.19 Of the Broad Locations not located within the Green Belt, the Location listed as ‘North of Houlton’ is 

preferable because it has direct access to the strategic road network, benefits from frequent, local bus 
services that can be diverted into the site, and has accessibility to the new railway station, Rugby Parkway.  
Within this Broad Location, we are promoting our site, ‘Rugby East.’ 

 
1.20 The proximity of Rugby Parkway not only adds to the sustainability credentials of our site, ‘Rugby East’ but 

also provides access to a larger pool of potential labour. Thos represents a logical extension to Rugby Town 
amid a receiving landscape that is influenced by the A5, M1, DIRFT, wind turbines and future phases of 
Houlton.  Rugby East also represents a logical extension to the urban area, including an area of land 
previously allocated within the Houlton Sustainable Urban Extension. 

 
iv. Whether there are any Exceptional Circumstances that justify the release of 

land from the Green Belt? 
 

1.21 The preparation of a Local Plan provides the appropriate mechanism for considering whether land should 
be released from the Green Belt for development purposes; where; and whether there are alternatives to 
doing so.  Regard should be taken of Green Belt boundaries and the need to retain a sense of permanence 
from one Plan review to the next, where possible. To release Green Belt, Exceptional Circumstances will 
need to be demonstrated. 
 

1.22 We explore what the Exceptional Circumstances might be. The Planning Practice Guidance (PPG) confirms 
that strategic logistics facilities with a national or regional remit are likely to require significant amounts 
of land, good access to strategic transport networks, sufficient power capacity and access to 
appropriately skilled local labour. Policy-making authorities are encouraged to engage with logistics 
developers and occupiers to understand the changing nature of requirements in terms of the type, size 
and location of facilities, including the impact of new and emerging technologies.  

 
1.23 LSH highlight that there is a shortfall of land (just 1.6 years supply based on current take up rates) 

(Document 3, page 3) within Rugby and therefore this PPG reference to ‘significant amounts of land’ being 
required is heightened.  Good access to the strategic transport network is also key – a feature that favours 
the land known as Rugby East, that Stoford are promoting though this Local Plan review, and is within the 
Broad Location of ‘A5 north of Houlton’ as identified within the IOCM. 

 
1.24 Rugby’s strategic road network consists of motorways and A roads, with only the A5, A45, M45 and A426 

being located outside of the Green Belt. This provides excellent opportunities for Broad Locations such as 
A5 north Of Houlton (as set out within our accompanying Vision Document – Document 1) to be allocated 
for development without requiring the release of any Green Belt land, whilst benefiting from an access 
directly onto the A5.  Very few Broad Locations identified by the Council can offer this combination of non-
Green Belt designation and direct A Road or Motorway junction access.  This is one of the factors that sets 
Stoford’s promotion land apart from other sites being considered by the Council.  In addition, the site is 
adjacent the urban area of Houlton, which will comprise c.6,200 new homes and will be within commuting 
distance of the committed railway station (Rugby Parkway) that is being led by the County Council. The 
station’s opening will coincide with Stoford’s site (subject to planning permission).  This places our site at 
the top of any hierarchy in our view, where significant site size, location, road access and availability of 
labour is required.  In addition, the southern end of our site was allocated for mixed-use development 
within the adopted Local Plan as part of the Rugby Radio Station Sustainable Urban Extension.  Our 
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enquiries have confirmed the availability of power to the site.  We also note that the proposals at our site 
would create almost 5,000 new jobs, with over a third of these in managerial, professional and technical 
occupations.  
 

1.25 We (see Marrons Report, Document 2) consider that there will also be a requirement for this Local Plan to 
allocate additional needs beyond the 403ha/547ha that we have stated is a minimum requirement to meet 
Rugby’s own needs, in order to assist Coventry in their delivery of employment land. 

 
1.26 Given Rugby’s location within the Golden Triangle and its position on the strategic road network, it has and 

will continue to experience a high demand for large scale (strategic) logistics floorspace, the need for which 
can only be met in a limited geography in order to serve national logistics operations. This same geography 
is also heavily constrained by Green Belt which tightly constrains the Metropolitan Areas of Birmingham 
and Coventry. 

 
1.27 Our evidence (see Marrons, Document 2 paragraph 5.3) asserts that Coventry has relied upon 

neighbouring authorities such as Rugby to assist in the delivery of its employment land requirements, and 
we envisage this will remain the case within this Local Plan review.  We consider that at least 45ha-60ha 
of land will be needed within Rugby to meet Coventry’s needs.  On the basis that this need is located on 
sites close to the City, this would necessitate the release of Green Belt land.  We do not consider that Green 
Belt land is needed for release to meet Rugby’s own requirements, or their contribution to the wider 
strategic B8 needs that are outlined within the HEDNA because there are suitable sites within locations 
identified (see plan at paragraph 5.19), including controlled by Stoford, ‘Rugby East’, to address this 
requirement. 
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150.5ha/218.2ha (i.e. Rugby Borough needs/ units up to 9,000sqm) being delivered on anything other than 
new sites.  If the Council wishes to rely on the contribution of brownfield land/redeveloping existing 
industrial areas as part of their future land supply, then evidence is necessary to support this. 

 
2.9 As part of these representations, we have included an analysis of existing industrial areas that 

demonstrates a healthy supply of businesses within existing industrial areas across the Borough 
(Document 4) with no evidence of redevelopment on the horizon.  The accompanying data supplied by 
LSH includes details of available stock over the last five years.  An extract is included below for ease.  It is 
our view, that for the replacement stock theory to be applied, it would apply to available secondhand stock 
– because where stock is in active use (under lease) then there can be no certainty with regards its 
availability for redevelopment.  In 2023 for example, there was 429,062sqft of secondhand floorspace 
available (Document 3 Appendix 2). However, as a single figure this is misleading because it is only 
representative of two available units – DC1, Prologis Park, Rugby, and a 52,000sqft units at Cosford Lane, 
Swift Valley Industrial Estate.  Both units are now refurbished.  Prologis Park DC1 was built in 2015/16 and 
typical of investments like this, has recently been refurbished.  This will ensure the stock remains part of 
the Plan pipeline and refurbishment is a far more efficient option than redevelopment.  Available older 
stock is also unlikely to be in a cluster of locations that would make redevelopment of that stock, a viable 
option to serve new market requirements/larger footprints.  The LSH data (Document 3 Appendix 2) 
identifies within the 2015-2023 period, just one year where second hand stock was taken up – 79,000sqft 
within the 50-99,000sqft bracket; and in respect of deals over 50,000sqft, the stock is being refurbished 
rather than replaced – e.g. The Range took 211,000sqft of existing stock at Swift Valley Central in 2015, 
and a further 100,000sqft was let at Swift 100 in 2017; and a further 99,000sqft to Highspeed Services Ltd 
in 2022 on a ten year lease.  These older industrial estates are established and have tenants across varying 
leases.  It is not feasible to rely on a replacement floorspace scenario as source of future land supply, when 
the option to refurbish and upgrade existing stock is available – especially when the supply of new stock 
and land is so curtailed.  This scenario is also eroding the current industrial stock base and pricing out 
smaller businesses that then cannot afford to pay the rents of new stock in alternative locations.  

 

 
Source: LSH (Document 3, page 18) 
 
The importance of considering more recent completions data 
 

2.10 Our representations focus essentially on two of the elements of employment land as advised within the 
Consultation Material – these being the Rugby Industrial Land Figure (150.5ha/218.2ha) and the Strategic 
Land Figure for Coventry and Warwickshire of 551ha/735ha, with the former figures for each relating to a 
period to 2041 and the latter, relating to 2050. 
 

2.11 The Rugby Industrial Land Figure of 150.5ha/218.2ha is calculated by projecting forwards past trends of 
delivery.  However, the period used by the Council (relying on the HEDNA) is 2011-2019, and therefore 
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2.17 Depending on a small number of ‘infrastructure hungry’ sites, this can give rise to these patterns of 
delivery, but equally serve to give rise to issues in available supply too for new investors and occupiers.  
The LSH data illustrates the absence of new stock being available in the 2018-2021 period, where new 
build stock was essentially occupier driven and therefore not available to the wider market.  This is also a 
reflection of the Local Plan that was adopted in 2019, and therefore the resultant supply of new sites can 
be seen to be delivering in years 2021 onwards. 

 
 

 
Source: LSH (Document 3, page 18) 
 

2.18 In summary, we consider it is important to reflect the market conditions when forecasting for the Plan 
period, and we do not consider that this has been done in the work to date that supports the Local Plan 
IOCM.  The failure to consider completions data from 2019 is one factor, and the profound changes in the 
market since both the Covid pandemic and Brexit (see Marrons, paragraph 5.39 and details within Section 
4, Marrons (Document 2)).  The pattern of occupiers requiring increased footprint is a factor driven by 
these two occurrences, with greater on-shoring and a general response to an increase in online 
expenditure.  However, the Local Plan appears to suggest that Rugby’s industrial needs are for footprints 
of 9,000sqm or less and that anything above that, is part of a wider, strategic need.  We consider that 
perhaps RBC’s view of what size represents a ‘large footprint’ (i.e. RBC appear to use a threshold of 
9,000sqm) is perhaps historic and not representative of actual market evidence. 
 

2.19 In reality, the take up of units over 50,000sqft totalled 7.2m sqft of floorspace between 2015 and 2023 
(and 2018 had no take up of this unit size), thus the average per annum is higher (i.e. nearer to 900,000sqft) 
than the 803,000sqft of floorspace (units over 50,000sqft) that took place (Document 3, Appendix 2). 
Take-up between 50,000sqft and 99,000sqft was low, given the absence of such stock.  Floorspace take-
up within Rugby is therefore considered to be predominantly above 100,000sqft/9,000sqm, given that 
between 2015 and 2023, LSH recorded only 274,000sqft of take-up in units between 50,000sqft and 
99,000sqft (Document 3, Appendix 2). 

 
2.20 Looking at units over 100,000sqft (i.e. over 9,000 sqm) the LSH take up over the 2015-2023 period equates 

to an average of 766,000sqft per annum.  What these figures demonstrate is a clear market demand for 
units over 100,000sqft /9,000sqm within Rugby and as a result, the Council’s approach set out in their 
Consultation Material to separate Rugby’s Industrial Needs and Wider Strategic Needs is not accurate.  The 
Council must view the market as a whole. 

 
Supply – the assumed supply for 2022/23 is short of what is noted in the AMR 

 
2.21 The Draft Local Plan Review asserts that it has a supply of 145ha of industrial land. However, reference to 

the AMR 2022/2023 confirms planning permissions (not yet under construction) to be 19ha short of that 
assumed in the Draft Local Plan. 
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in 2023 on their Issues and Options stage of their Local Plan.  Paragraph 9.22 (Document 2) suggests that 
Rugby should plan to meet 45ha of Coventry’s strategic needs by 2041, 60ha by 2050. 

 
2.38 Within our concluding tables at Section 9 of the Marrons 2024 Report (Document 2), we reflect the 

proportion of strategic needs (based on completions 2014-2023) and apportion them at 16.1ha per annum, 
plus a five year margin (as per the HEDNA) to give an industrial needs requirement of 403ha to 2041 and 
547ha to 2050 to meet Rugby’s needs.  The needs of Coventry- which we consider to be 45ha to 2041, and 
60ha to 2050, are in addition to this. 

 
2.39 The allocated sites of Prologis Park and Ansty Park have been used up far more quickly than was 

anticipated.  Our analysis of existing industrial estates that accompanies these representations (Document 
4) illustrates the land that is left within each allocated site. Marrons (Document 2) also comment on this 
point at paragraph 1.14 of their report.  Prologis Park is full, and the last four units at Ansty Park are under 
construction.  This is at 2024, with 7 years still remaining of the Rugby Local Plan period.   

 
2.40 If the 4.9ha annual requirement for meeting Coventry’s needs is extrapolated over the remaining 7 years 

of the Local Plan, (in order to continue to satisfy take-up trends) this would support a further 34.3ha (4.9ha 
x 7 years) of land being made available in Rugby, to meet demand arising from occupiers looking for a 
location like Ryton or Ansty.  In addressing later questions posed by the Council, in terms of whether there 
are any exceptional circumstances in which the Green Belt should be released to meet employment needs, 
we consider this point further. 
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 3. Consultation Question 2 - What type of employment land should Rugby Borough be 
planning for? and Consultation question 5 – Should sites be specifically allocated for 
industrial (B2) and light industrial (E(g)(iii)) uses? 

 
3.1 This question within the IOCM is prompted by paragraphs 3.10 to 3.13.  

 
The text states: 
 

3.10. The HEDNA doesn’t split the need for industrial and smaller warehousing land in the 
borough into different types of employment land. It does, however, recommend that, 
because of the high demand for warehousing land, we should make specific site allocations 
for B2 industrial and light industrial (now use class E(g)(iii)) land.   
3.11. Additionally, the feedback we have received from local businesses is that there is a 
shortage of ‘grow on space’ in the borough to allow existing businesses to expand and 
incubator space for new start-ups.   

 
3.2 However when we examined the HEDNA for further details there are only two such references, and neither 

of them are evidence that a split between B2 and light industrial land, from warehousing.  Paragraph 15.9 
of the HEDNA simply states: 
 

Iceni’s consultation exercise suggests that whilst B8 demand is very strong, there is a need 
for separate allocations for E(g)(iii)/B2 where land is delineated from sites going for B8 in 
order to support the manufacturing sector. There is a strong manufacturing sector in the sub-
region which needs to be provided for. 
 
And paragraph 11.11 states: 
 
Consultation suggests that whilst B8 demand is very strong, and that there is a need for 
separate allocations for B1c/B2 where land is delineated from sites going for B8 in order to 
support the manufacturing sector. There is a strong manufacturing sector in the sub-region 
which needs to be provided for. 

 
3.3 Neither amount to evidence.  This would be required if the Council were to allocate specific sites for B2 or 

Eg(iii) uses.  The difficulty is however, that delivering such specific uses is challenging because the funding 
market will require confidence that occupiers will want to occupy the proposed development with such 
restrictions – and in turn, occupiers will want the flexibility to operate as per their business model- which 
could be a B2/B8 or B8/Eg(iii), but knowing that B8 uses can form part of their proposals is essential. 
 

3.4 Our analysis of the existing industrial estate stock that accompanies these representations (Document 4) 
illustrates a mixed pattern of uses across each industrial area.  LSH also provide further market intelligence 
to support our view that specific allocations should not be kept aside for B2 or Eg(iii) uses – based upon 
the demand for floorspace and shown in the diagram overleaf.  This is particularly the case where land is 
in such short supply – LSH note in their report that Rugby has just 1.6 years supply based upon current 
rates of demand for floorspace. 
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3.7 The LSH accompanying data also indicates where units over 50,000sqft are considered (equivalent to just 
4,645sqm) and in the period since 2015, the smallest individual take up was Appollo l, at 70,389sqm, and 
this was as a B2/B8 pre let. (Document 3, Appendix 3) 

 
3.8 This evidence points towards the demand for floorspace being larger and being on a flexible Use Class basis 

across offices/industrial and warehousing.  We consider that there is strong evidence for the type of 
floorspace to be planned for, pointing to the B8 sector as a lead.  LSH advise on the following key points 
in their Executive Summary (Document 3) 

 

� The limited supply of development land within the defined Rugby Local Authority area for both 
strategic and non-strategic requirements.  

� The logistics sector continues to witness significant change with demands for more bespoke and 
efficient new units which offer strong ESG credentials and can benefit from advancements in 
technological change.  

� Rugby as a location at the centre of the recognised Golden Triangle remains a preferred central 
distribution location. 

� From our review of average historic take-up in the Rugby Local Authority area we believe it is clear 
that demand remains strong in these locations and the average size of units has increased in line with 
market trends. 

� At present there is 1.6 years of supply based on historic average take-up figures over the last five 
years. 

� The key strategic sites of Symmetry Park, Rugby and Prospero Park, Ansty are now effectively fully 
developed with the last remaining plots being speculatively developed at each location. Conservative 
assumptions would suggest all of these units would be let within 18 months of practical completion 
(mid 2026). At the Rugby Radio Mast site (now known as Houlton) there is an absolute prohibition on 
developing any new industrial accommodation over 5,000 sq m (see decision notice). 

� We believe there will not be sufficient supply within the local Rugby Authority area to cater for 
current and future demand especially during the period 2026 – 2041 where we can see no new 
significant development coming forwards. 

 
 

3.9 When planning for what type of employment land might be required, it is helpful to also consider the 
comments from LSH as leading market agents, where they outline future trends and influences within the 
sector.  Their evidence (page 9, Document 3) lists the following key trends/influences: 
 

� Take up will continue to stabilise and remain at healthy levels with sustained occupier 
demand and investor sentiment 

� Technological innovations and environmental concerns will drive cost efficiency – this 
will impact on buildings, site layouts and could drive the net/gross site development 
ratio too, as occupier seek to deliver improved working environments 

� Increased on shoring/near shoring in place of relying on stretched global networks 

� Buildings will continue to be large and more bespoke/specialised to generate 
operational efficiencies 

� Online retail will continue to grow and increase logistics demand and need for 
efficiencies 

� The UK logistics market is projected to grow at a compounded annual growth rate of 
6% (Deloitte – see earlier at paragraph 2.14) and with more conservative estimates 
still at circa 4% annually. 
 

3.10 We believe that it is critical that these market signals are considered and acted upon by plan makers, if the 
future supply of employment land is to deliver the right types of land, by way of size, location and use.  LSH 
highlight the consequence of limiting stock and land supply, on Page 13 of Document 3 where they note: 
 

It is clearly noticeable that there was no new registered take-up in the Rugby area over the 
period 2018-2020, highlighting the lack of available stock and no new stock under 
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construction for the period 2018-2020, as shown in the availability chart below. This lack of 
stock would hinder occupier demand and take up.  
 
It is our assertion with a good supply of new logistics units to the Rugby area occupier take-
up levels should be well in excess of 1,500,000 sq ft per annum and probably significantly 
higher with new build to suit commitments. 

 

 
Source: LSH Page 13, Document 3 
 

3.11 LSH also supply details of market enquiries around Rugby and its hinterland, providing further evidence of 
the very strong levels of interest for logistics around Rugby, identifying enquires from 80,000- 800,000sqft, 
totalling circa 9,000,000sqft of floorspace within Appendix 2 (Document 3).  In addition, the tables on page 
14/15 of the LSH report (Document 3) illustrate the nature of take up (i.e. larger B8 footprints) within 
Rugby over the last 8 years.  With only 6 units available that were over 50,000sqft within Rugby (LSH Page 
17) - and with this position likely to change before the summer of 2024 (units under offer), there is very 
little in the market to serve future demand.  We offer this evidence in counter to the Local Plan suggestions 
that specific land should be identified for B2 and or Eg(iii) uses, when there is a clear demand for logistics 
floorspace that is not being provided for at the scale that is needed. 
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4.      Consultation Question 3 - Please provide any comments you have on the suitability of any 
of the broad locations listed above (or another location we have missed). 

 
4.1 Paragraph 3.40 of the IOCM, and the accompanying map on page 16 identifies eight potential broad 

locations to accommodate future employment development. Stoford have assessed potential sites within 
these Broad Locations and included this within our submissions (Document 5) to assist the Council in 
forming a view on which sites to allocate.  
 

4.2 As set out in the IOCM at paragraphs 3.38 and 3.39: 
 
“Land for large-scale manufacturing and distribution uses needs to have good access to A-roads 
and motorways. This will avoid inappropriate routing of HGVs through residential areas and 
country lanes. Large scale employment locations should be close to existing settlements to 
allow staff access to work. Remote rural locations should therefore be avoided.” 

 
4.3 The Government (PPG) adds to this list of requirements and confirms that strategic logistics 

facilities with a national or regional remit are likely to require significant amounts of land, good 
access to strategic transport networks, sufficient power capacity and access to appropriately 
skilled local labour. 

 
4.4 It is notable that five of the eight broad locations are in the Green Belt and not well related to the 

urban area of Rugby.  
 

4.5 The updated NPPF (December 2023) was strengthened in respect of Local Plan reviews and the 
consideration of Green Belt. Paragraph 145 of the NPPF states that: 
 
 “Once established there is no requirement for Green Belt boundaries to be reviewed or 
changed when plans are being prepared or updated.  Authorities may choose to review and 
alter Green Belt boundaries where exceptional circumstances are fully evidenced and justified.”    

 
4.6 Rugby is fortunate in that it has a large expanse of land that includes the A5, A45, M45 and A426 

located outside the Green Belt. This provides the Council with the opportunity to fully meet its own 
needs without the release of Green Belt land. 

 
4.7 Based upon a Past Completions Scenario, we consider the Local Plan should look to provide for at 

least 403 hectares of employment land (excluding offices) to 2041, and 547ha to 2050. Our Site, 
‘Rugby East’ is outside of the Green Belt and with direct A5 access extends to some 136ha, 
principally for B2/B8 uses with ancillary offices. Combined with other non-Green Belt locations this 
could provide sufficient land to meet the Local Plan requirement, inclusive of strategic B8 needs 
without the release of Green Belt land. The following plan illustrates the potential for this to be 
achieved.  

 
4.8 Owing to this, the potential Green Belt sites identified in our Broad Locations Assessment 

(Document 5) are considered unsuitable and unjustified for release to meet Rugby’s own 
requirements, or Rugby’s contribution to the wider strategic B8 needs outlined within the HEDNA 
because Exceptional Circumstances are not demonstrated.   As can be seen on the plan below this 
includes the following Green Belt Broad Locations - M6 Junction 2 (north of junction), Ansty 
Business Park Expansion/A45 Walsgrave Junction, Prologis Park Ryton Expansion A45/A4071 
Junction, and South of Hinckley. We explore the role that these Green Belt locations may have in 
meeting Coventry’s unmet needs, in other sections of our representations.  
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 Plan identifying the IOCM Broad Locations, overlaid with the Green Belt  
 
4.9 In our accompanying Broad Locations Assessment (Document 5) Stoford have analysed potential sites 

within each of the Broad Locations with regards to their suitability, achievability, and availability against 
much of the example criteria contained within Appendix 1 of the Housing and Economic Land Availability 
Assessment – Methodology for Coventry and Warwickshire (February 2022). The requirements of the PPG 
as referred to above were also considered.  
 

4.10 To provide an accurate assessment of each Broad Location it has been necessary to define site boundaries 
based on the description of each Broad Location within the IOCM alongside previous Call for Sites 
submissions.  

 
4.11 Our evidence (Marrons paragraph 5.3, Document 2) asserts that Coventry has previously relied upon 

neighbouring authorities such as Rugby to assist in the delivery of its employment land requirements, and 
we envisage this will remain the case within this Local Plan review.  We consider that at least 45ha-60ha 
of land will be needed within Rugby to meet Coventry’s needs, plus the potential to meet a proportion of 
unmet (general industrial) non-strategic needs which would appear to total at least 87ha by 2041 and 
154ha by 2050. On this basis we consider that the Broad Locations can be largely considered in two 
categories. Those that have the potential to meet Rugby’s assessed need (including those of a strategic 
nature) and those locations that have the potential to assist Coventry City in meeting their unmet needs - 
close to the city boundaries and necessitating the release of Green Belt land.  Given the nature of the 
Rugby urban area, no one location can meet both Rugby’s and Coventry’s needs. 

 
4.12 In our view, the South of Hinckley Broad Location in the Green Belt would serve to meet the needs of 

Hinckley and Bosworth which, unlike Coventry is not a tightly constrained authority and is not constrained 
by Green Belt. Thus, there are no Exceptional Circumstances to warrant Green Belt release within Rugby’s 
administrative boundaries. There are also significant highway capacity issues on the A5 west of that site in 
addition to junctions with the A47 and M69. A detailed assessment of this site is included in our 
accompanying Broad Location Assessment (Document 5) 

 
4.13 In response to the IOCM question 3, a summary position on the suitability of each site to meet Rugby and 

Coventry’s needs is included below, with more detail contained in the Broad Location Assessment 
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(Document 5). Given each site’s suitability is considered in turn, there is an element of repetition in the 
assessment – for example where sites are poorly located in respect of public transport links etc. 

 
 

Potential Sites to meet Rugby’s needs 
 
A5 North of Houlton (Rugby East) 
 

4.14 We are promoting land to the north of Houlton and we consider it to be suitable to meet Rugby’s 
employment needs. It is not constrained by the Green Belt and is located immediately adjacent to Houlton 
(Rugby Radio Station Sustainable Urban Extension (SUE)) which once complete, will provide c.6,200 new 
homes alongside 16ha of employment land, schools, and community facilities.  Part of the land that we 
are promoting, inside our southern boundary, formed part of the previous allocation for the SUE within 
the adopted Local Plan.  As such, our site at Rugby East can be considered as a further extension to this 
allocation. 
 

4.15 When viewed from the north, the site will be set against a backdrop of Houlton (once completed), DIRFT 
and strategic highways including the A5 and M1. 

 

 
 

Image illustrating the area of within ‘Rugby East’, that was also allocated as part of the Rugby Radio 
Station Sustainable Urban Extension  

 
 

4.16 There is an existing footpath / cycleway linking the site directly to Houlton and further west towards Rugby 
Town which provides sustainable connections.   
 

4.17 Very few Broad Locations identified by the Council can offer the combination of a non-Green Belt 
designation and direct A Road or Motorway junction access.  This is one of the factors that sets Stoford’s 
promotion land apart from other sites being considered by the Council.  In addition, the land being 
promoted by Stoford has a committed railway station (Rugby Parkway) that is being delivered (led by the 
County Council) and will coincide with the opening of Stoford’s site (subject to planning permission) and 
widen access to labour.  This places our site at the top of any hierarchy in our view, where significant site 
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size, location, road access and availability of labour is required.  Our enquiries have confirmed the 
availability of power to the site. 

 
4.18 In addition, local bus services serving Houlton can be diverted into the site, providing sustainable options 

for journeys to work for local residents.  Only land North of Houlton (Rugby East) where Stoford has land 
control, provides for both strategic road access and rail access for commuters within acceptable travel 
distances. 

 
4.19 The floodplain is limited to the southern end of the site and built form can avoid this and incorporate the 

areas into planned green infrastructure.  
 
Safeguarded Land within South West Rugby Allocation 
 

4.20 This Broad Location is also suitable to meet Rugby’s employment needs. It is not constrained by the Green 
Belt and is located within Homestead View (South West Rugby Sustainable Urban Extension) which once 
complete, will provide c.5,000 new homes alongside 35ha of employment land, schools, community 
facilities, and a new link road. Thus, it will be a location which provides sustainable commuting 
opportunities. Whilst it comprises Best and Most Versatile agricultural land, no other significant 
constraints were identified.  

 
                   A45/A4071 Junction 
 
4.21 This Broad Location is entirely unsuitable for allocation. It is within the Green Belt for which there are no 

Exceptional Circumstance because it would not serve Coventry’s unmet needs due to its central location 
within the Borough. There are no bus stops within the wider area that can be easily and readily accessed 
on foot and sustainable access to Homestead View, once complete will be difficult across the A4071. 
 
M6 Junction 1 - North East of M6 Junction 1 (option 7a in Document 5) 
 

4.22 The IOCM identifies land at the M6 Junction 1 as a potential Broad Location for development. Stoford’s 
view is that the land to the north east of the junction to be unsuitable for development on the basis of its 
disconnect with any pedestrian infrastructure to promote sustainable means of commuting to work. The 
nearest bus stops are inaccessible on the southern side of M6 motorway. It is therefore considered to be 
an unsustainable location. There is the potential to design around the residential development at the 
centre of the site with robust mitigation.  

 
 M6 Junction 1 - North West of M6 Junction 1 (option 7b in Document 5) 
 
4.23 The IOCM identifies land at the M6 Junction 1 as a potential Broad Location for development.  Stoford’s 

view is that land to the north west of the junction is broadly unsuitable.  The development potential of 
this site is limited to that adjacent to the A426 due to its levels which are very steep. There are no bus 
services at Churchover and no suitable pedestrian infrastructure to reach bus stops on the southern side 
of M6 motorway. Thus, it is therefore considered to be an unsustainable location. 
 
M6 Junction 1 - Land at and adjacent to Cosford, Cosford Lane (option 7c in Document 5) 

 
4.24 The IOCM identifies land at the M6 Junction 1 as a potential Broad Location for development.  Stoford’s 

view is that land at and adjacent to Cosford could be suitable subject to appropriate highway mitigation 
and careful design to avoid adverse impacts on the onsite heritage assets including Shrunken Village 
Scheduled Ancient Monument at the centre of the site and the Grade II Listed Building. Whilst the Site 
does not have direct access to the strategic road network, our transport consultant, Our highways 
consultant BWB has advised that possible connections via Overview Way might be possible but are 
heavily constrained. 
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Potential Sites to assist Coventry City in meeting their needs 
 
 North East of M6 Junction 2 (Crowner Fields Farm and Home Farm) 
4.25 The IOCM identifies land at the M6 Junction 2 as a potential Broad Location for development.  Land to the 

north east of the junction is within the Green Belt.  Within our response to Question 6 of the IOCM later 
in these representations, we consider that at least 45ha-60ha of land will be needed to be allocated within 
Rugby to meet Coventry’s needs.  Sites close to the City’s boundaries are best placed to meet this need 
albeit they would necessitate the release of Green Belt land.  Therefore, there may be justification for the 
Council to amend Green Belt boundaries to assist Coventry City in meeting their unmet needs, but not for 
meeting Rugby’s own needs or its contribution to the HEDNA strategic B8 requirement.  
 

4.26 Notwithstanding this overarching point, the land northeast of junction 2, M6 is unsustainable. The nearest 
bus stops are beyond the acceptable walking distances for commuting, the bus services are poor and 
infrequent, and the nearest railway station is beyond the preferred maximum cycling distance for 
commuting.   Diverting bus services into the site would lengthen what are already long and unattractive 
journeys into Coventry and Nuneaton, and they do not serve Rugby.   Coupled with this, BWB have advised 
of highway capacity issues on the A46 Coventry Bypass and Hinckley Road.  

 
 North West of M6 Junction 2 

 
4.27 The IOCM identifies land at the M6 Junction 2 as a potential Broad Location for development.  Land to the 

northwest of the junction is within the Green Belt.  The land is in the Green Belt however, as discussed at 
question 6 within these representations, we consider that at least 45ha-60ha of land will be needed within 
Rugby to meet Coventry’s needs.  Sites close to the City’s boundaries are best placed to meet this need, 
which would necessitate the release of Green Belt land. Therefore, there may be justification for the 
Council to amend Green Belt boundaries to assist Coventry City in meeting their unmet needs, but not for 
meeting Rugby’s own needs.  
 

4.28 Notwithstanding this overarching point, our transport consultant, BWB has advised that the site has 
significant severance issues for vehicular access and that there is no available or probable point of access. 

 
 Ansty Business Park Expansion / A45 Walsgrave Junction 
 
4.29 This Broad Location is within the Green Belt.  Within our response to question 6 of the IOCM we consider 

that at least 45ha-60ha of land will be needed within Rugby to meet Coventry’s unmet needs, and that 
sites close to the City’s boundaries are best placed to meet this need.  This would necessitate the release 
of Green Belt land.  Therefore, there may be justification for the Council to amend Green Belt boundaries 
to assist Coventry City in meeting their unmet needs, but not for meeting Rugby’s own needs.  
 

4.30 Careful design and siting of buildings would be required to mitigate for any harm on the on-site Grade II 
Listed Building and adjacent, significant heritage assets at Combe Abbey.  

 
4.31 Our transport consultant, BWB has advised of significant highway capacity issues on A46 Coventry Bypass 

and Ansty Interchange.  Further investigation would be required to understand if these capacity issues can 
be resolved with appropriate mitigation.  

 
 Prologis Park Ryton Expansion - West of Prologis Park 
 
4.32           The Broad Location is located within the Green Belt.  Within our response to question 6 of the IOCM we 

consider that at least 45ha-60ha of land will be needed within Rugby to meet Coventry’s unmet needs. 
Sites close to the City are best placed to meet this need.  This would necessitate the release of Green Belt 
land.  Therefore, there may be justification for the Council to amend Green Belt boundaries to assist 
Coventry City in meeting their unmet needs, but not for meeting Rugby’s own needs.  
 

4.33          Notwithstanding this overarching point, BWB has advised of significant highway capacity issues on A45. 
Further investigation would be required to understand if these capacity issues can be resolved with 
appropriate mitigation.  
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 Prologis Park Ryton Expansion - East of Prologis Park 
 
4.34 The Broad Location is located within the Green Belt.  Within our response to question 6 of the IOCM we 

consider that at least 45ha-60ha of land will be needed within Rugby to meet Coventry’s unmet needs. 
Sites close to the City are best placed to meet this need, which would necessitate the release of Green 
Belt land.  Therefore, there may be justification for the Council to amend Green Belt boundaries to assist 
Coventry City in meeting their needs, but not for meeting Rugby’s own needs.  
 

4.35 The nearest bus stop is beyond the acceptable walking distance of 400m and bus services are infrequent 
and unlikely to divert successfully.  BWB has advised of significant highway capacity issues on A45. 

 
4.36 Based on our assessment we consider that Broad Locations ‘A5 north of Houlton’ and ‘Safeguarded land 

within the South West Rugby allocation’ are most suitable to meet Rugby’s assessed needs. We consider 
that Broad Locations at ‘Ansty Business Park Expansion/A45 Walsgrave Junction’ and ‘Prologis Park Ryton 
Expansion’ – both subject to appropriate highway mitigation are most suitable to assist Coventry City in 
meeting their needs.  
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5. Consultation Question 6 - Are there any Exceptional Circumstances that mean Rugby 
Borough Council should amend the Green Belt boundaries to meet the need for 
employment land? 

5.1 The preparation of a Local Plan provides the appropriate mechanism for considering whether land should 
be released from the Green Belt for development purposes, where and whether there are alternatives to 
doing so.   Also, regard should taken of Green Belt boundaries and seeking to retain some permanence 
from one Plan review to the next, where possible. 

5.2 The NPPF (December 2023) requires that the preparation and implementation of plans and the application 
of policies in the Framework deliver against its three sustainability objectives (economic, social and 
environmental). The economic objective of the NPPF is:  

 
“to help build a strong, responsive and competitive economy, by ensuring that sufficient land 
of the right types is available in the right places and at the right time to support growth, 
innovation and improved productivity and by identifying and coordinating the provision of 
infrastructure;” 

5.3 In ‘building a strong, responsive and competitive economy’, Section 6 requires that account is taken of 
local business needs and wider opportunities for development. Policies should set out a clear economic 
vision and strategy which positively and proactively encourages sustainable economic growth, having 
regard to Local Industrial Strategies and other local policies for economic development and regeneration. 
Critically paragraph 87 requires that recognition should also be given to addressing specific locational 
requirements of different sectors within planning policies, including:  

“making provision for clusters or networks of knowledge and data-driven, creative or high 
technology industries; and for storage and distribution operations at a variety of scales and 
in suitably accessible locations.” 

5.4 Government national PPG (reference ID2a-026 and 031, 2019) requires local authorities to prepare a 
robust evidence base to understand existing business needs, which encompass functional market areas, 
and for Local Enterprise Partnerships to play a key role in this process. The guidance requires that in 
gathering evidence to plan for business uses, local authorities will need to liaise closely with the business 
community, take account of the Local Industrial Strategy and understand current and future 
requirements.  

5.5 In assessing business needs the guidance confirms assessment of the following:  

 

� Best fit functional economic area;  

� Existing stock of land for employment uses within the area;  

� Recent pattern of employment land supply and loss;  

� Evidence of market demand;  
 

� Wider market signals; and any evidence of market failure.   

5.6 More specifically, the guidance also confirms the critical role the logistics industry plays “in enabling an 
efficient, sustainable, and effective supply of goods for consumers and businesses, as well as contributing 
to local employment opportunities”, something that has been brought into sharp focus during the COVID-
19 pandemic. Importantly, the guidance also recognises that the logistics industry “has distinct locational 
requirements that need to be considered in formulating planning policies (separately from those relating 
to general industrial uses)”.  
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5.7 The guidance confirms that strategic logistics facilities with a national or regional remit are likely to require 
significant amounts of land, good access to strategic transport networks, sufficient power capacity and 
access to appropriately skilled local labour. Policy-making authorities are encouraged to engage with 
logistics developers and occupiers to understand the changing nature of requirements in terms of the 
type, size and location of facilities, including the impact of new and emerging technologies.  

5.8 LSH have highlighted that there is a shortfall of land (just 1.6years supply based on current take up rates) 
within Rugby and therefore this reference to ‘significant amounts of land’ being required is heightened.  
Good access to the strategic transport network is also key – a feature that favours the land known as 
Rugby East, that Stoford are promoting though this Local Plan review, and is within the Broad Location of 
‘A5 north of Houlton’ as identified within the IOCM. 

5.9 Rugby’s strategic road network consists of motorways and A roads, with only the A5,A45, M45 and A426 
being located outside of the Green Belt.  This does provide excellent opportunities for Broad Locations 
such as ‘A5 north Of Houlton’ (as set out within our accompanying Vision Document – Document 1) to be 
allocated for development and not require the release of any Green Belt land, whilst benefiting from an 
access directly onto the A5.  Very few Broad Locations identified by the Council can offer this combination 
of non-Green Belt designation and direct A Road or Motorway junction access.  This is one of the factors 
that sets Stoford’s promotion land apart from other sites being considered by the Council.  In addition, 
the land being promoted by Stoford has a committed railway station (Rugby Parkway) that is being 
delivered (led by the County Council) and will coincide with the opening of Stoford’s site (subject to 
planning permission).  This places our site at the top of any hierarchy in our view, where significant site 
size, location, road access and availability of labour is required.  In addition, the site is located on the edge 
of the urban area (and includes land on the southern boundaries that was allocated within the adopted 
Local Plan as part of the Rugby Radio Station Sustainable  Urban Extension).  Our enquiries have also 
confirmed the availability of power to the site. 

5.10 Stoford’s are promoting land that extends to some 136ha, principally for B2/B8 uses with ancillary offices.  
Our evidence base prepared by Marrons (Document 2) sets out a minimum range of needs for Rugby of 
between 403ha (to 2041) and 547ha (to 2050).  The Masterplan Options within our Vision Document 
(Document 1) highlights (section 7) that having regard to place making, green infrastructure and 
biodiversity net gain, our net developable area for employment uses would be circa 86ha of land.   

5.11 The assessments of need are based on gross land requirements, because a net to gross plot ratio has been 
factored in (akin to the HEDNA).  If the Council were to agree with our assessment of need for Rugby and 
as a minimum plan for 403ha, the Local Plan would need to allocate 3 sites that were as large as that being 
promoted by Stoford, to meet needs to 2041, and 4 sites in total, by 2050.  

5.12 This excludes any unmet needs that Coventry may identify and require from Rugby.  We turn to these 
below. 

5.13 The plan overleaf illustrates the potential for this to be achieved outside of the Green Belt, where 3 of the 
8 Broad Locations have potential to be considered further.  Stoford have assessed potential sites within 
these Broad Locations and included this within our submissions (Document 5) to assist the Council in 
forming a view on which sites to allocate.  ‘Rugby East’ provides for both strategic road access and rail 
access for commuters within acceptable travel distances. 

Meeting Coventry’s Needs 

5.14 We (Marrons Report, (Document 2)) consider that there will also be a requirement for this Local Plan to 
allocate additional needs beyond the 403ha/547ha that we have stated is a minimum requirement for 
Rugby, in order to assist Coventry in their delivery of employment land. 

5.15 Given Rugby’s location within the Golden Triangle and its position on the strategic road network, it has 
and will continue to experience a high demand for large scale (strategic) logistics floorspace, the need for 
which can only be met in a limited geography in order to serve national logistics operations. This same 
geography is also heavily constrained by Green Belt which tightly constraints the Metropolitan Areas of 
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Birmingham and Coventry. The revised NPPF (December 2023) was strengthened in respect of Local Plan 
reviews and the consideration of Green Belt. Paragraph 145 of the NPPF states that “once established 
there is no requirement for Green Belt boundaries to be reviewed or changed when plans are being 
prepared or updated. Authorities may choose to review and alter Green Belt boundaries where exceptional 
circumstances are fully evidenced and justified.”  

5.16 For some authorities within the Golden Triangle e.g. Coventry, this change to the NPPF will be problematic 
and significant, however in the case of Rugby, there is a large quantum of land located on and adjacent to 
the strategic highway network which is not constrained by Green Belt and provides the Council with the 
opportunity to both fully meet demand and not require the need for exceptional circumstances to be 
explored unless meeting the unmet needs of Coventry for example.  

5.17 The benefits of being located centrally within the Golden Triangle to Rugby are significant, both in terms 
of direct job creation, as well as to the wider supply chain, and as is clear in Government Policy it is 
essential that the local authority ensures that this demand is met in full, where Green Belt releases are 
not required.  Rugby Borough can achieve this, where it is not required to meet Coventry’s unmet needs.  
It is these unmet needs that assert pressure on the Green Belt – either on Coventry’s side of the 
administrative boundary, or on its neighbours. 

5.18 Coventry is a tightly constrained authority in terms of its administrative boundaries and the Green Belt.  
This of course being the purpose of the Green Belt – to prevent the encroachment of Coventry and urban 
sprawl into the hinterland authorities.  The strategic road network that serves Coventry so well – namely 
the A45, A46, M6 and M69 junction is edged with Green Belt land and historically this has led to releases 
of Green Belt in neighbouring authorities in order to maintain the City’s inner boundaries with the Green 
Belt, but ‘grow on’ sites located just beyond and within areas such as Ansty Park and Prologis Park, Ryton. 

5.19 Such sites have been popular, naturally.  They are closely associated with the City boundary and to local 
residents and businesses, and may often be considered to be part of the City itself. 

 

RBC Broad Locations overlaid with the Green Belt 
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5.20 Both sites are now full, despite there being 7 years still to run on the adopted Rugby Local Plan.  Both sites 
have bus services and direct road connections linking to Coventry, and relationships with the University 
for example or major City employers such as Jaguar Land Rover.   

5.21 Our evidence (Marrons paragraph 5.3 (Document 2)) asserts that Coventry has relied upon neighbouring 
authorities such as Rugby to assist in the delivery of its employment land requirements, and we envisage 
this will remain the case within this Local Plan review.  We consider that at least 45ha-60ha of land will be 
needed within Rugby to meet Coventry’s needs.  On the basis that this need is located on sites close to 
the City, this would necessitate the release of Green Belt land.  We do not consider that Green Belt land 
is needed for release to meet Rugby’s own requirements, or their contribution to the wider strategic B8 
needs that are outlined within the HEDNA because there are suitable sites within locations identified (see 
above plan), including ‘Rugby East’, to address this requirement. 

5.22 Finally, we are aware of a current planning application that has been submitted for the development of 
land within the Green Belt to meet the needs of the Fraser Group.  The Group operate from a 
Headquarters in Mansfield.  They seek a new site to expand their operations.  They include a site search 
within their planning application that extends across a broad area of the West Midlands and are not 
specific on the need for the site being met within Rugby, Coventry or Warwickshire.  As such it is clearly 
not an occupier with needs arising from within Coventry and Warwickshire, and neither is there a specific 
locational reason why the occupier needs to be located on Green Belt land located on the outskirts of 
Rugby. 

5.23 Planning application R23/1027 is made in respect of 112 ha of Green Belt land.  The campus style 
development is to meet a specific requirement that the Frasers Group states has arisen and they say is of 
national significance and merits the release of Green Belt land.  This scale of development is outside of 
any need that has been assessed within the HEDNA, or considered more locally by the Council.  Stoford 
have objected to this application because we do not consider that Very Special Circumstances have been 
demonstrated to allow it.  However, should the application be approved, given it is not part of the assessed 
needs of Rugby, nor Coventry and Warwickshire, and has been designed to meet a specific requirement 
for the Frasers Group it must not be a quantum of land that is deducted from the Local Plan requirements 
at Rugby, or from the distribution of land stemming from the HEDNA. 

5.24 As mentioned above, the site is on the outskirts of Rugby Borough and has no relationship to the Rugby 
urban area and therefore the spatial strategy of the adopted plan, and it does not serve the economically 
active proportion of Rugby’s population.  It would be at odds with all evidence that currently points to the 
need for this Local Plan Review to allocate sufficient employment land to meet the existing and future 
needs of Rugby and the proportion of those needs that Rugby should address, that stem from Coventry 
and Warwickshire.   

5.25 In summary, we recommend that Rugby works with other Warwickshire Authorities, alongside Coventry 
to understand what needs arise from the City, that cannot be met within the City boundaries and how this 
might relate to land outside of them.  

5.26 Paragraph 24 of the NPPF outlines the duty which local planning authorities are under to cooperate with 
each other on strategic matters which cross administrative boundaries. Paragraph 26 goes on to states: 

“Effective and on-going joint working between strategic policy-making authorities and relevant 
bodies is integral to the production of a positively prepared and justified strategy. In particular, 
joint working should help to determine where additional infrastructure is necessary, and 
whether development needs that cannot be met wholly within a particular plan area could be 
met elsewhere.”  

5.27 This is significant given Rugby’s adjacency to Coventry, a tightly constrained authority area which is unable 
to meet its employment land needs.  

5.28 It is important to note in this respect that the strategic warehousing need identified within the Coventry 
and Warwickshire HEDNA originates from the Coventry and Warwickshire functional economic market 
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area, and reflects the locational advantage that the area brings to logistics operators amongst other 
factors such as labour supply. It is essential that the Coventry and Warwickshire authorities collectively 
plan to meet that strategic need in full at the very least (accounting for unmet needs in surrounding 
authorities where necessary). It would be entirely inappropriate to assume that the identified strategic 
need could be met elsewhere and outside of the function economic market within which that need exists. 
Given the Warwickshire area is also constrained by Green Belt, those authorities (like Rugby) that are able 
to allocate non Green Belt land towards meeting a higher proportion of this need, should therefore do so.  
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6. Conclusions 
 
6.1 These representations to the IOCM set out our responses to the key questions posed by the Council, and 

they are accompanied by a suit of supporting documents. As a leading national developer of industrial 
floorspace, with land control of circa 136ha on the edge of Rugby’s urban area, we consider that our site 
known as ‘Rugby East’ presents an exciting opportunity for the Council to embrace. A review of the 
opportunities that Rugby East can deliver are explored within our Vision Document (Document 1.) 

 
6.2 The Council’s I CM explores a number of issues and potential options.  The first issue relates to the 

quantum of employment land that will be required.  Our evidence presents a minimum range of 403-547ha, 
which is based upon past completions being projected forwards.  Marrons (Document 2) sets out the 
calculations behind this range and states that in reality, and once further data is available, this range is likely 
to be much higher. 
 

6.3 LSH provide market intelligence (Document 3) with regards to demand (take up) that points to just 1.6 years 
of industrial land supply within the Borough based upon take up trends, and a demand for larger buildings 
beyond those which the IOCM states are equivalent to ‘local needs’ i.e. 9,000sqm. 
 

6.4 We consider that Rugby can allocate sufficient non Green Belt land to meet the needs within this Local Plan 
Period (which we advocate are a minimum of 403-547ha) 
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1. NON TECHINICAL SUMMARY 

 
1.1 This Employment Needs Assessment has been prepared by Marrons on behalf of Stoford 

Properties Limited. 

1.2 The purpose of this Report is to assess, based upon current evidence, the extent of the 

employment land needs within Rugby, and the wider functional economic market area of Coventry 

and Warwickshire. 

1.3 The Council has decided to proceed with a full update of its Adopted Local Plan (2011 – 2031). 

This decision followed, amongst other things, new evidence of future needs for homes and 

employment land, particularly warehousing uses. In respect of employment needs, the Issues and 

Options consultation draws attention to more recent evidence which establishes both non-strategic 

employment needs within Rugby, and broader strategic needs which for the time being have been 

identified only across the Coventry and Warwickshire functional economic market.  

1.4 The Coventry and Warwickshire Housing and Economic Development Needs Assessment 

(HEDNA) 2022 forms the core piece of evidence informing the Council’s employment land 

requirement.  

1.5 In respect of general (non-strategic) industrial land requirements, the HEDNA measures future 

growth based upon past long-term completions over the period 2011 – 2019. Based upon this 

calculation, general industrial need over the period to 2041 stands at 150.5 hectares (ha), 

increasing to 218.2ha by 2050. The Council considers that it has a sufficient identified supply to 

broadly meet this need to 2041, albeit as we note in doing so the Council include a number of 

strategic sites which meet strategic need (which in itself is additional to non-strategic need). The 

point being the Council are double counting its supply for both non-strategic and strategic 

purposes. 

1.6 The HEDNA also assesses strategic warehousing need across Coventry and Warwickshire, 

basing its calculations on the same past completion period for the first 10 years of the plan and a 

slightly lower level of growth reflective of traffic demand in the second half of the plan period. 

Strategic needs within Coventry and Warwickshire total 551ha to 2041, increasing to 735ha to 

2050. 

1.7 Evidence has yet to be published determining the distribution of this strategic need. However, an 

assessment based upon past completions would indicate that 34% should be met by Rugby, 

equating to 187ha of strategic needs by 2041, and increasing to 250ha by 2050. This means that 

based upon evidence presented within the HEDNA the Council should be planning to meet an 

industrial need equivalent to at least 337.5ha by 2041, and 468.2ha by 2050. 
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1.8 However, the HEDNA bases its calculations of need on past completions over the period 2011 – 

2019, but acknowledges that the shift towards ecommerce arising from the Covid pandemic has 

accelerated demand for logistics space.  

1.9 This Report undertakes an assessment of the latest completions trends over the past 10 years 

(2014 – 2023). The assessment shows average annual completions to be 16% greater than the 

level of completions assessed by the HEDNA. On the basis that the Council should be planning 

based upon the most recent 10-year trend, Rugby’s strategic and non-strategic industrial land 

needs total 403ha by 2041, increasing to 547ha by 2050.  

1.10 Notwithstanding this, past completions will always be constrained to past evidence, and as such 

will not reflect unconstrained, policy off need.  

1.11 Market evidence presented by Lambert Smith Hampton (LSH) and appended to our client’s 

representations demonstrates a significantly higher level of demand than reflected in past 

completions. LSH consider that with a good supply of new logistics floorspace, take up levels 

should be well in excess of 1.5m sq ft. per annum, and probably significantly higher with new build-

to-suit commitments. Assuming a prudent plot ratio of 0.4 this equates to annual demand for 35ha, 

or 875ha over the 20-year period to 2041 (including a 5 year margin of flexibility). This increases 

to 1,190ha by 2050 (including flexibility margin).  

1.12 Furthermore, LSH consider that this is compounded by a lack of supply in recent years, and at 

present there exists an active requirement for 9m sq ft. of floorspace (with requirements ranging 

from 80,000 to 800,000 sq ft.). Based upon a plot ratio of 0.4, this equates to current active 

requirements occupying an area equivalent to 209ha (representing an immediate requirement). 

1.13 LSH conclude by confirming there to be a significant shortfall in the availability of credible 

development land in Rugby Borough over the next 20 years, and as a consequence the area will 

not be able to provide for projected occupier demand. Based upon current take-up projections 

over the last 5 years, it considers there to be only 1.6 years of supply, and therefore after 2026 it 

is difficult to identify any credible development opportunity to meet either strategic or non-strategic 

occupier requirements. 

1.14 This market assessment is consistent with the findings of the Coventry and Warwickshire Chamber 

of Commerce Employment Land Report published in 2023. This recommends allocating 20 per 

cent more land than recommended by HEDNA calculations to provide scope for more variety in 

the quality and quantity of land. It also concludes that insufficient employment land has been 

allocated in the Local Plans in Coventry and Warwickshire historically, and the land which has 

been allocated has been used up far faster than anticipated. In addition, the report states that 

establishing future need for employment land based on projections of suppressed past take up 
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level of unmet occupier demand for industrial floorspace within Rugby, and it is essential that this 

demand is not constrained by a limited supply of potential sites. 

1.18 There is also a growing need to ensure there is a sufficient supply of sites to meet replacement 

stock requirements arising from aged stock that is no longer fit for purpose. Furthermore, it is 

essential that the Council adequately account for employment sites lost to other uses, such as 

residential development, and ensure sufficient sites are brought forward to address these losses. 

1.19 In addition, analysis of Coventry’s stated employment land position from its Issues and Options 

Local Plan consultation earlier this year demonstrates that it is unable to meet its own general 

industrial needs, leading to a shortfall of at least 87ha which will have to be met elsewhere by 

2041. 

1.20 On this basis it is reasonable to assume that Coventry is also unable to meet its strategic 

warehousing needs, and as such it may also be appropriate that Rugby plans to meet that unmet 

need. Various scenarios demonstrate that Rugby and Coventry’s combined strategic warehouse 

need equates to approximately 43% of the Coventry and Warwickshire share. On this basis, and 

without accounting for more recent completions, it is reasonable to assume based upon evidence 

within the HEDNA that Rugby should plan to meet a proportion of what we consider will amount 

to Coventry’s strategic needs amounting to approximately 45ha by 2041, increasing to 60ha by 

2050. 

1.21 In summary therefore Rugby’s strategic and non-strategic industrial needs are as follows: 

 

� Past completions, whilst constrained, indicate a need of between 337.5ha and 403ha to 2041 

(the lower figure reflecting HEDNA evidence, the higher reflecting more recent completions), 

and between 468.2ha to 507ha to 2050; 

� Demand evidence, presented by LSH, would suggest that subject to a good supply of sites, 

take up levels could amount to at least the equivalent of +35ha per annum. This equates to 

875ha to 2041, and 1,190 to 2050; 

� Current active requirements occupy an area equivalent to 209ha (representing an immediate 

requirement); 

� Market forecasts by Deloitte suggest stock growth of 6.3% per annum – equating to growth of 

1,156ha by 2041, and 2,212 by 2050; 

� It is also appropriate for Rugby to meet a proportion of Coventry’s unmet strategic needs 

(approximately 45ha by 2041, increasing to 60ha by 2050), plus the potential to meet a 

proportion of unmet (general industrial) non-strategic needs which would appear to total at 

least 87ha.by 2041 and 154ha by 2050. 

 

1.22 As a consequence of the above, Rugby Borough Council should plan for a significant increase in 



Stoford Properties Limited 

Employment Needs Assessment - Rugby 

 

 

2517463.1/    January 2024 

7 
 

its employment land supply to account for both general industrial and strategic warehouse 

requirements, and ensure that demand is not constrained by limited supply.  

1.23 It is clear that this figure should exceed 337.5ha by 2041 based upon evidence presented within 

the Council’s HEDNA, however given more recent evidence both in respect of past completions 

and occupier demand data the level of identified need far exceeds this, and there is a clear risk at 

the present time that supply will be severely constrained in a short space of time (LSH estimates 

1.6 years). 
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2. INTRODUCTION 

 
2.1 This Employment Needs Assessment has been prepared by Marrons on behalf of Stoford 

Properties Limited. 

2.2 The purpose of this Report is to assess, based upon current evidence, the extent of the 

employment land needs within Rugby, and the wider functional economic market area of Coventry 

and Warwickshire. 

2.3 Section 3 of this Report examines national planning policy associated with employment growth, 

whilst Section 4 provides an overview of the national logistics market. Section 5 summarises draft 

local planning policy, and section 6 includes a review of the employment needs evidence base. 

2.4 Section 7 of the Report provides an overview of the industrial property market within which Rugby 

operates, whilst section 8 includes a review of neighbouring Coventry’s likely levels of unmet need.  

Section 9 provides a summary of the supply and demand situation within Rugby. 
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3. NATIONAL PLANNING POLICY REVIEW 
 

3.1 The National Planning Policy Framework (NPPF) (December 2023) requires that the preparation 

and implementation of plans and the application of policies in the framework deliver against its 

three sustainability objectives (economic, social and environmental). The economic objective of 

the NPPF is: 

 “to help build a strong, responsive and competitive economy, by ensuring that sufficient land 

of the right types is available in the right places and at the right time to support growth, 

innovation and improved productivity and by identifying and coordinating the provision of 

infrastructure;”1 

3.2 In ‘building a strong, competitive economy’, Section 6 requires that account is taken of local 

business needs and wider opportunities for development. Policies should set out a clear economic 

vision and strategy which positively and proactively encourages sustainable economic growth, 

having regard to Local Industrial Strategies and other local policies for economic development and 

regeneration. Critically paragraph 87 requires that recognition should also be given to addressing 

specific locational requirements of different sectors within planning policies, including: 

 “making provision for clusters or networks of knowledge and data-driven, creative or high 

technology industries; and for storage and distribution operations at a variety of scales and 

in suitably accessible locations.” 

3.3 Government national Planning Practice Guidance (PPG) requires local authorities to prepare a 

robust evidence base to understand existing business needs, which encompass functional market 

areas, and for Local Enterprise Partnerships to play a key role in this process. The guidance 

requires that in gathering evidence to plan for business uses, local authorities will need to liaise 

closely with the business community, take account of the Local Industrial Strategy and understand 

current and future requirements. 

3.4 In assessing business needs the guidance confirms assessment of the following: 

� Best fit functional economic area; 

� Existing stock of land for employment uses within the area; 

� Recent pattern of employment land supply and loss; 

� Evidence of market demand; 

                                                
1 Paragraph 8a, National Planning Policy Framework, December 2023 
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� Wider market signals; and any evidence of market failure. 2 

3.5 More specifically, the guidance also confirms the critical role the logistics industry plays “in 

enabling an efficient, sustainable, and effective supply of goods for consumers and businesses, 

as well as contributing to local employment opportunities”, something that has been brought into 

sharp focus during the COVID-19 pandemic. Importantly, the guidance also recognises that the 

logistics industry “has distinct locational requirements that need to be considered in formulating 

planning policies (separately from those relating to general industrial uses)”. 3 

3.6 The guidance confirms that strategic logistics facilities with a national or regional remit are likely 

to require significant amounts of land, good access to strategic transport networks, sufficient 

power capacity and access to appropriately skilled local labour. Policy-making authorities are 

encouraged to engage with logistics developers and occupiers to understand the changing nature 

of requirements in terms of the type, size and location of facilities, including the impact of new and 

emerging technologies. 

3.7 Local authorities are also required to assess the extent to which land and policy support is required 

for other forms of logistics requirements, including ‘last mile’ facilities serving local markets. 

3.8 Given Rugby’s location within the Golden Triangle and its position on the strategic road network, 

it has and will continue to experience a high demand for large scale (strategic) logistics floorspace, 

the need for which can only be met in a limited geography in order to serve national logistics 

operations.  This same geography is also heavily constrained by Green Belt which tightly 

constraints the Metropolitan Areas of Birmingham and Coventry.  The revised NPPF (December 

2023) was strengthened in respect of Local Plan reviews and the consideration of Green Belt.  

Paragraph 145 of the NPPF states that “once established there is no requirement for Green Belt 

boundaries to be reviewed or changed when plans are being prepared or updated.  Authorities 

may choose to review and alter Green Belt boundaries where exceptional circumstances are fully 

evidenced and justified.”   

3.9 For some authorities within the Golden Triangle e.g. Coventry, this change to the NPPF will be 

problematic and significant, however in the case of Rugby, there is a large quantum of land located 

on and adjacent to the strategic highway network which is not constrained by Green Belt and 

provides the Council with the opportunity to both fully meet demand and not require the need for 

exceptional circumstances to be explored.    

3.10 The benefits of being located centrally within the Golden Triangle to Rugby are significant, both in 

terms of direct job creation, as well as to the wider supply chain, and as is clear in Government 

                                                
2 Paragraph ID2a-026, PPG, 2019 
3 Paragraph ID2a-031, PPG, 2019 
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Policy it is essential that the local authority ensures that this demand is met in full, where Green 

Belt releases are not required. 

3.11 Paragraph 24 of the NPPF outlines the duty which local planning authorities are under to 

cooperate with each other on strategic matters which cross administrative boundaries. Paragraph 

26 goes on to states: 

 “Effective and on-going joint working between strategic policy-making authorities and 

relevant bodies is integral to the production of a positively prepared and justified strategy. In 

particular, joint working should help to determine where additional infrastructure is necessary, 

and whether development needs that cannot be met wholly within a particular plan area could 

be met elsewhere.” 

3.12 This is significant given Rugby’s adjacency to Coventry, a tightly constrained authority area which 

is unable to meet its employment land needs. 
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4. DRIVERS OF CHANGE IN THE LOGISTICS MARKET 

 
4.1 This section of the Report considers evidence presented by the British Property Federation and 

Savills in its report, ‘Levelling Up – the Logic of Logistics Demand for logistics’ (2022), as well as 

more recent evidence presented by Lambert Smith Hampton (LSH), on behalf of our client.  

4.2 Demand for logistics floorspace within the UK is significant. This is fueled by growth in online retail, 

exit from the EU (disrupting the supply chain), the onset of the COVID pandemic, and other global 

factors which place an increased focus on the need for onshore logistics infrastructure to provide 

supply chain security. 

4.3 The following graph displays the growth in non-store (ecommerce) sales in past years, and 

forecast into future years. The impact of the COVID pandemic in speeding up the transition from 

store to non-store spending is clear. 

Figure 4.1 Projected Growth in Non-Store Sales 
 

 
Source: Experian 
 

4.4 As the BPF Report, Levelling Up – the Logic of Logistics highlights, it is not just ecommerce driving 

growth for industrial and logistics floorspace – these are identified in the graphic below. Combined, 

these growth drivers, each competing for space, are placing unprecedented demand for premises. 

In January 2022 Savills reported that 55.1 million sq ft. of warehouse floorspace had been 

transacted in the prior year, a +86% increase on the long term average. 
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Figure 4.2 Industrial and Logistics Growth Drivers 
 

 
 

4.5 The BPF Report also highlights a longer standing under-supply of logistics floorspace across UK 

markets, evidenced by significant increases in rental growth. The Report references rental growth 

of +61% across England between 2011 and 2021, more than double inflation. LSH note that whilst 

the pace of rental growth has been easing since the heights of 2021, unlike other property sectors, 

it remains firmly in positive territory. Across the 60 key markets in the UK, average prime rents for 

50,000 sq ft. units increased by 8% over the 12 months to the end of Q3 2023. 

4.6 LSH report that in 2023 there remains a clear focus on demand for high quality space, which 

continues to drive rental growth. LSH note that whilst occupier demand is back to pre-pandemic 

levels, this reflected high inflation, and a steady stream of interest rate hikes which resulted in a 

deterioration in activity. However, the West Midlands was the most resilient region. 

4.7 In respect of UK-wide supply, LSH confirm that supply remains tight, equivalent to only 1.2 years 

of average take-up and an availability rate of just 4.3%. 

4.8 The BPF Report notes that during periods of suppressed demand (i.e. under supply) rental growth 

peaks. It considers that equilibrium in the market is established when availability of floorspace 

stands at 8% of stock.  

4.9 LSH consider that take-up will continue to stabilise following the Covid and Brexit peak and remain 

at healthy levels with sustained occupier demand and investor sentiment. 

4.10 It states that: 

“a new era of logistics will occur with significant sectoral pressure over the next 
10 years driven primarily by technological innovations and environmental 
concerns. Increased demands on ever improving cost efficiency and the 
relentless growth of the online retail sector will be balanced by environmental 
concerns, climate change pressures, brand loyalty and demands for better 
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working environments. 

An increased awareness on supply chain security will lead to more onshoring / 
near shoring in place of relying on stretched global networks affected by wars / 
conflicts and natural disasters. This has increased post Brexit and is linked to 
manufacturing commitments in the UK. 

Units will continue to be larger and more bespoke / specialised to generate 
operational efficiencies offering greater warehouse volumes. Haunch heights of 
18-21m will become more common place on large units compared to the 
traditional 15m. Greater areas of open space will be required with an attractive 
business environment. 

On-line retail as a proportion of high street shopping will continue to grow and 
increase logistics demand and need for efficiencies (delivery slots). The current 
25% (2023) share of the UK retail market is predicted to increase to circa 30% 
by 2027. In the USA there are some 300 million internet shoppers – 91% of the 
population.” 4 

4.11 Deloitte note in its Transforming Logistics Paper, 2022, that the UK logistics market is projected 

to grow at a compounded annual growth rate of 6.3%, with road freight and haulage seen as a 

particular area of growth. 5   

Department for Transport (DfT) Paper ‘Future of Freight: A Long Term Plan’ (June 2022) 

 
4.12 In particular, the DfT recognise that when the Government will succeed in achieving their vision 

for the future success of logistics and freight, there will be “an increase in site allocations for freight 

and supply infrastructure being adopted in Local Plans to reflect the needs of the sector, alongside 

more robust and agile policies, where needed, to meet specific local needs.” 6   

4.13 The DfT ran a call for evidence between 4th July and 6th October 2023 to inform its vision of 

reforming the interaction between freight and logistics sector and the planning system in England.  

4.14 The logistics sector continues to play an increasingly important role in the national economy and 

the recognition of this sector in the Government’s national vision demonstrates it remains a clear 

priority to be planned for.  

 
 
  

                                                
4 Pages 9, 10, LSH Rugby Employment Land Evidence, January 2024 – appended to client representations. 
5 Page 3, Deloitte, Transforming logistics: A sector fit for the future, 2022 
6 Page 80, Future of Freight: a long-term plan, June 2022 
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5. LOCAL PLAN POLICY REVIEW 

 
5.1 This section of the Assessment reviews the draft Rugby Local Plan Review Issues and Options 

Consultation published in October 2023.  

Rugby Local Plan Review Issues and Options (October 2023) 

5.2 The Council has decided to proceed with a full update of its Adopted Local Plan (2011 – 2031). 

This decision followed, amongst other things, new evidence of future needs for homes and 

employment land, particularly warehousing uses. 

5.3 The Adopted Local Plan (Adopted June 2019) identified a requirement to meet 208ha of 

employment land over the Plan period, which included 98ha to contribute Coventry’s unmet needs. 

Within Rugby, identified need totalled 110ha, and was based upon employment evidence 

prepared in 2015. The Adopted Plan identifies that in addition to meeting the quantitative need for 

employment land in Rugby, a proportion of this land must meet a qualitative demand for 

employment sites which provide for smaller units (5,000 – 50,000 sq ft.), and it considers this 

especially important in accommodating demand from firms requiring floorspace in this size band 

for B1c, B2 and ancillary B8 employment units. 

5.4 The Council’s Local Plan Review is informed by the Coventry and Warwickshire Housing and 

Economic Development Needs Assessment prepared in 2022 (HEDNA). As identified in the 

Issues and Options Plan, the HEDNA identifies three components of employment land needs, 1) 

the net needs for office land totaling 5.2ha by 2041, increasing to 6.5ha by 2050; 2)the gross 

requirement for industrial land totalling 150.5ha by 2041, increasing to 218.2ha by 2050, and 3), 

the gross requirement for strategic warehousing land across Coventry and Warwickshire totalling 

551ha by 2041 and 735ha by 2050. The strategic warehousing need is not distributed across 

respective Warwickshire authorities by the HEDNA. We examine the robustness of these figures 

later within this Report. 

5.5 Whereas the HEDNA, paragraph 11.18 only goes as far as saying, when using gross completions 

to derive need that, “some of the forecast need may occur on recycled existing industrial 

premises”, as we set out later within this Report the level of replacement stock required in the 

coming years is significant and as such a reliance on recycled premises maybe unfounded and 

also not recognisant of market signals. 

5.6 The Local Plan Review notes that whilst the HEDNA does not split the need for industrial and 

smaller warehouse land, it is recommended that the Council should make specific site allocations 

for B2 industrial and light industrial land. Paragraph 3.11 of the HEDNA goes on to confirm that 

feedback from local businesses indicates a shortage of ‘grown on space’ to allow existing 
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businesses to expand and incubator space for new start-ups. 

5.7 The Local Plan Review confirms that the Council is in the process of producing a new economic 

strategy which will inform the Local Plan, and paragraph 3.21 of the Local Plan Review considers 

that it is the Council’s expectation that the Economic Strategy will support the expansion of 

manufacturing, research and development employment land, and that additional site allocations 

are likely to be necessary to enable this need to be met. It is therefore important in this respect 

that the Borough provides a sufficient level of employment land to balance each of these 

competing priorities, including providing sufficient employment land to meet both strategic and 

non-strategic warehousing demand. 

5.8 In setting out the reasons for the high need for warehousing, the Local Plan Review correctly 

identifies Rugby Borough’s role within the Golden Triangle, meaning that it is optimally located in 

providing logistic operators with an efficient means of accessing large parts of the Country via the 

strategic road and rail network. 

5.9 As noted in paragraph 3.17 of the Local Plan Review, Rugby is identified as having the highest 

proportion of business units used for transport and distribution (17.5% in 2021). 

5.10 The Council also confirm in paragraph 3.22 the importance of planning for large warehouses, with 

reference to national planning policy, including the need to address the specific locational 

requirements of different sectors, which includes making provision for storage and distribution 

operations at a variety of scales and in suitably accessible locations. 

5.11 In respect of identifying how the strategic warehousing needs may be met across individual 

authorities, paragraph 3.28 states that a new West Midlands Strategic Employment Sites Study 

will update the position on the supply of sites. The Council consider that this will provide a clearer 

picture of how much more land needs to be found across Coventry and Warwickshire to meet the 

need for strategic warehousing. 

5.12 It is important to note in this respect that the strategic warehousing need identified within the 

Coventry and Warwickshire HEDNA originates from the Coventry and Warwickshire functional 

economic market area, and reflects the locational advantage that the area brings to logistics 

operators amongst other factors such as labour supply. It is essential that the Coventry and 

Warwickshire authorities collectively plan to meet that strategic need in full at the very least 

(accounting for unmet needs in surrounding authorities where necessary). It would be entirely 

inappropriate to assume that the identified strategic need could be met elsewhere and outside of 

the function economic market within which that need exists.  Given the Warwickshire area is also 

constrained by Green Belt, those authorities that are able to allocate non Green Belt land towards 

meeting a higher proportion of this need, should therefore do so.  
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5.13 We undertake a series of scenarios assessing the reasonable distribution of strategic warehousing 

need later within this Report. 

5.14 In respect of the supply, the Council, in paragraph 3.34 of the Local Plan Review assert that the 

2022/23 Rugby Council Annual Monitoring Report (AMR) shows substantial progress to meeting 

the 2011-2031 requirement for employment uses, with 191.53ha of the target of 208ha either 

already built or under construction. However, reference to the 2022/23 AMR asserts that whilst 

the Council has met all but 2.7ha of Coventry’s need (totaling 98ha), it has yet to meet some 

13.8ha of Rugby’s own needs. 7   

5.15 Our own assessment of supply since 2011, using information set out within each AMR (attached 

in Appendix 2), would suggest that after accounting for 30.18ha of employment land under 

construction, sites delivered and under construction to date only amounts to 183ha. As such there 

remains an outstanding requirement of 20.5ha. 

5.16 It must also be remembered that the level of need identified in the Adopted Local Plan (208ha) 

originated from a 2015 evidence base, and bears no reflection of current needs – hence the reason 

why the Council are seeking to review its Plan. It would therefore be wrong to assume that needs 

to 2031 have been broadly met. 

5.17 Furthermore, given that the Council’s latest employment land need calculations are predicated on 

past completions, it would seem appropriate to incorporate these most recent completions 

referenced for the year 2022-23 into account when calculating future needs – we deal with this 

later within this report, albeit noting that these are constrained by a requirement derived from 

evidence prepared in 2015. 

5.18 Paragraph 3.36 of the Local Plan Review refers to future supply as set out in the 2022/2023 AMR 

and goes on to confirm that 115ha of land has planning permission and is not yet under 

construction. It confirms this to mostly be made up of three sites (Prospero Ansty – 9.58ha, Tritax 

Symmetry SW Rugby allocation – 40.7ha and the former Rugby Radio Station allocation – 31ha). 

As a consequence, and accounting for completions between 2021 and 2023 said to total 32.65ha, 

the Council consider is has already identified supply of 145.26ha to set against the future plan 

requirement of 150.5ha to 2041, and 218.2ha to 2050. 

5.19 As a result it does not consider that it is required to find any further sites to meet the need 

requirement by 2041, and a further 40ha is required by 2050. 

5.20 However, the 2022/2023 AMR clearly sets out planning permissions not yet under construction to 

                                                
7 Page 11, Rugby Borough Council Annual Monitoring Report 2022-2023 
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total only 95.88ha8, some 19ha less than reported in the draft Local Plan calculation 

5.21 Furthermore, it is important to note that firstly the requirement identified by the Council within this 

calculation excludes strategic warehousing requirements, some of which may well be met by the 

identified supply (noting that the Council has included the SW Rugby “strategic” allocation of 

40.7ha within its calculation of supply to meet non-strategic needs), and secondly the requirement 

identified by the Council fails to account for recent completions within its calculation, meaning it is 

not reflective of more recent demand. Thirdly, the committed supply of 115ha (which we calculate 

to total 95.88ha) across these three sites was in response to meeting a need that was identified 

for a period to 2031.  It is unreasonable to now effectively double count this supply and stretch it 

into serving a further ten year period to 2041.  It also takes no account of the time required to open 

up and deliver strategic employment sites – hence, sites like Ansty, Rugby Radio Station and SW 

Rugby (allocations in the 2019 Local Plan) have planning permission, but given the Plan has been 

in place for under 5 years, it is not unreasonable for these sites to have not completed yet.  Data 

from LSH that has informed this Report confirms they will deliver by 2031.  

5.22 Furthermore, analysis of the planning permissions under construction as set out in the 2022/2023 

AMR (totaling 95.88ha) includes a large number of sites which meet a strategic logistics need – 

we calculate those elements to total 58.9ha. 

5.23 These sites, as listed in the AMR include: 

� Tritax Symmetary, Land North of Coventry Road – 40.7ha net, comprising a series of reserve 

matters approvals for units exceeding 100,000 sq ft., with the remainder of the site capable of 

delivering build to suit units of between 100,000 sq ft. and 1 million sq ft. 

� Rolls Royce, Prospero, Ansty – 9.56ha net, comprising a series of units each exceeding 

100,000 sq ft. 

� Land North and East of Castle Mound Way, Rugby – 8.61ha, comprising one single unit of 

250,000 sq ft. 9 

5.24 These sites will not help fulfil the general industrial (non-strategic) needs identified by the Council. 

As a consequence the Council is 91.6ha short of meeting general industrial (non-strategic) need 

by 2041, and 159.3ha short of meeting needs by 2050. 

5.25 Notwithstanding, the Local Plan Review details a number of potential strategic employment 

locations, which will be the subject of more detailed analysis once the Council has undertaken its 

                                                
8 Employment Land Overview table, Page 8, Rugby Borough Council Annual Monitoring Report 2022-2023 
9 Pages 9-11, Rugby Borough Council Annual Monitoring Report 2022-2023 
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employment land availability assessment. It should however be noted that in doing so the Council 

should also plan how best it might meet Coventry’s unmet employment land needs, in addition to 

its own strategic and non-strategic needs. 

Summary 

5.26 In recognition that the Local Plan is approaching five years since adoption, the Council are 

consulting on its Local Plan Review. In respect of employment needs, the Issues and Options 

consultation draws attention to more recent evidence which establishes both non-strategic 

employment needs within Rugby, and broader strategic needs which for the time being have been 

identified only across the Coventry and Warwickshire functional economic market. 

5.27 In respect of non-strategic employment needs the Council suggest that they have a sufficient 

identified supply, albeit as we note in doing so the Council include a number of strategic sites 

which may meet strategic need (which in itself is additional to non-strategic need). The point being 

the Council are potentially double counting its supply for both non-strategic and strategic 

purposes. 

5.28 In addition the Council welcomes recent levels of completions as meeting future identified need, 

yet as we highlight it is important that those recent completions feature in any calculation of need 

– at present they do not. 

5.29 In respect of strategic employment land needs identified across the Coventry and Warwickshire 

functional economic market area, the Council await the publication of the new West Midlands 

Strategic Employment Sites Study. The Council consider that this will provide a clearer picture of 

how much more land needs to be found across Coventry and Warwickshire to meet the need for 

strategic warehousing. It is important to note in this respect that the strategic warehousing need 

identified within the Coventry and Warwickshire HEDNA, originates from Coventry and 

Warwickshire functional economic market area, and reflects the locational advantage that the area 

brings to logistics operators amongst other factors such as labour supply. It would be entirely 

inappropriate to assume that the identified strategic need could be met elsewhere and outside of 

the function economic market within which that need exists.  

5.30 We review the Council’s employment need evidence in the following section of this Report. 
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6. EMPLOYMENT LAND NEED EVIDENCE REVIEW 

 
6.1 This section of the Assessment reviews the Council’s underlying employment needs evidence. 

This is in the form of the Coventry and Warwickshire Housing and Economic Development Needs 

Assessment (HEDNA) published in 2022. We set this in the context of the West Midlands Local 

Industrial Strategy, and employment land evidence from the Coventry and Warwickshire Chamber 

of Commerce below. 

The West Midlands Local Industrial Strategy (WMLIS) (2019) 

6.2 The West Midlands Local Industrial Strategy (WMLIS) highlights the significant growth in 

productivity within the West Midlands over recent years, with productivity increasing, during 2018, 

at twice the rate of the UK average. The WMLIS highlights the acute shortage of large scale 

strategic sites that can have the greatest net additional impacts on growth and jobs. The LIS states 

that:  

“These issues are most severe in Coventry and Warwickshire, but across the region 

there is a significant gap in good quality employment land” (pg. 63) 

6.3 With regard to identifying employment land, the WMLIS referred to the West Midlands Strategic 

Employment Site Study, which would identify the £10bn worth of existing opportunities in identified 

investor-ready sites. 

Coventry and Warwickshire Chamber of Commerce produced an Employment Land Report 

2023 

6.4 Coventry and Warwickshire Chamber of Commerce produced an Employment Land Report 

(CWELR) which sets out a detailed assessment of the current pool of employment land presently 

available in Coventry and Warwickshire. There is 98.3 hectares of “oven-ready” employment land 

which is immediately available across the whole sub-region and only one immediately available 

site of strategic scale (25ha+). The report highlights that there is a further 47 hectares, on top of 

the 98.3ha, likely to be available in the next 12 months, with 177 hectares at the advanced stage 

(allocated Local Plan Sites – timing dependent on ownership, infrastructure and demand).10 

6.5 In addition, there is a potential 249ha of strategic sites which may contribute to the employment 

land supply, but the report notes due to constraints they these are unlikely to proceed at this stage 

or the sites already have a dedicated user, so they do not form part of the open market.  The 

CWELR states that Coventry and Warwickshire are sorely lacking sufficient serviced land, both 

qualitatively and quantitatively, to encourage inward investment into the sub-region. The report 

                                                
10 Page 4, Coventry & Warwickshire Employment Land Report, Coventry & Warwickshire  
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continues to emphasise bringing forward the right land for logistics in locations close to road and 

rail infrastructure.  

6.6 The CWELR recommends allocating 20 per cent more land than recommended by HEDNA 

calculations to provide scope for more variety in the quality and quantity of land. The CWELR 

suggests that employment land should be given equal priority to housing land which is currently 

not a requirement.  

6.7 The report concludes that insufficient employment land has been allocated in the Local Plans in 

Coventry and Warwickshire historically, and the land which has been allocated has been used up 

far faster than anticipated. In addition, the report states that establishing future need for 

employment land based on projections of suppressed past take up rates will always underestimate 

the true requirement for employment land. 

Coventry & Warwickshire Housing & Economic Development Needs Assessment (HEDNA, 

2022) 

6.8 The HEDNA seeks to quantify the need for additional housing and employment floorspace across 

the wider housing and functional economic market area of Coventry and Warwickshire. In doing 

so, with the exception of strategic B8 land, it establishes need across each local authority area.  

6.9 In considering employment land needs, the HEDNA utilises a range of different forecasting 

techniques, the first of which is a labour demand model which draws upon forecasts from 

Cambridge Econometrics (dated March 2021). Section 6 of the HEDNA summarises the economic 

growth potential of Coventry and surrounding local authority areas based upon these forecasts.  

6.10 In summary it expects GVA across Coventry and Warwickshire to grow by 1.4% per annum over 

the period to 2043, which paragraph 6.11 confirms is slightly below longer term trends. Paragraph 

6.12 confirms that total employment has grown at 1% per annum over the period since 1981, but 

the March 2021 Cambridge Econometrics forecast suggests growth of only 0.5% per annum. 

6.11 Based upon the March 2021 Cambridge Econometrics forecast, Table 6.5 confirms that Rugby is 

set to grow by 7,800 jobs over the period 2019 – 2043, amounting to growth of 325 jobs per annum 

(a growth rate of 0.58% per annum). Over the plan period 2021 – 2041 this would appear to 

amount to 6,500 jobs. 

6.12 However, we would express caution in placing too great a reliance on economic growth forecasts 

prepared during the COVID pandemic, particularly as the HEDNA notes that across the Coventry 

and Warwickshire functional economic market job growth is forecast at half that experienced over 

the longer term trend. 
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6.13 This is particularly important given the ambitions of the Coventry and Warwickshire SEP Update 

2016 which targeted growth in the local economy of 3.3% GVA per annum in order to bridge the 

gap with the wider national economy. 

6.14 If employment within Coventry were to grow at a rate of 1% per annum (mirroring long term past 

growth of the functional economic market), this would amount to job growth of 558 per annum. 

Over the 20 year plan period this would amount to a further 11,160 jobs within Rugby. 

6.15 In establishing employment land needs, as summarised above, the HEDNA adopts a number of 

different techniques. Table 11.2 of the HEDNA details the recommended levels of employment 

land need within Rugby across various uses including over the period to 2041: offices 5.2ha, 

general industrial 150.5ha plus a further 551ha of strategic B8 land which is as yet to be distributed 

across the Coventry and Warwickshire local authority areas. Over the period to 2050 the level of 

need increases to 6.5ha for offices, 218.2ha general industrial and 735ha of strategic B8 land 

across the functional economic market area. 

6.16 For the purposes of establishing office floorspace need the HEDNA adopts a labour demand 

approach – essentially drawing upon the Cambridge Econometrics forecasts as detailed above. 

Table 9.4 of the HEDNA confirms an employment land need for offices of 3.3 ha to 2041, which is 

supplemented by a margin for flexibility of 1.9 ha (Table 11.1). However, as detailed above, in 

calculating office needs the HEDNA adopts a Cambridge Econometrics forecasts prepared during 

COVID which shows job growth of approximately 0.58% per annum, whereas longer term past 

trends would suggest growth of 1% should be pursued, which would have the effect of almost 

doubling office land need. 

6.17 In calculating general industrial employment land need the HEDNA opts instead to draw upon past 

floorspace trends. This shows a higher level of need, than compared with a labour demand 

method, and is a more appropriate measure of industrial/ logistics demand given increased levels 

of automation within the sector, and significantly different levels of employment dependent on the 

nature of the logistics operation (meaning a job based approach to measuring need is less 

accurate). 

6.18 In doing so the HEDNA assesses industrial floorspace change as reported by the Valuation Office 

(VOA), and separately past completions. Importantly however the HEDNA notes that the 

implications of assessing future delivery based on past supply trends would see future provision 

continuing to be concentrated in North Warwickshire. It notes that whilst North Warwickshire 

remains an attractive location for warehousing and logistics development, there is a case for 

seeking a broader spread of industrial land provision between the authorities within the sub-region 

(HEDNA, page 209). 
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6.19 In respect of past completions the HEDNA assesses the level of completions in employment uses 

over the period 2011 – 2019. This is said to amount to 133.6ha in Rugby, some 14.8ha per annum. 

Table 9.12 considers that 6% of this figure relates to E (g) uses (offices), whilst 53% relates to 

strategic sites. The remaining amount (41%) is assumed to relate to non-strategic industrial land. 

6.20 Once extrapolated, Table 9.15 of the HEDNA confirms this to amount to 19.1ha of office land, 

120.4ha of non-strategic industrial, and 157.4ha on strategic industrial land over the period to 

2041. Strategic B8 need under this method of calculation across Coventry and Warwickshire 

equates to 457.6ha over the period to 2041. It is clear from this exercise that strategic warehousing 

needs within Rugby, or at least its proportion of the wider strategic needs across the functional 

economic market area amount to approximately 34% of that figure (i.e. 157.4ha / 457.6ha) 

6.21 Whilst the HEDNA continues to adopt a labour demand approach in its assessment of office based 

need, it adopts past completions as a means of establishing need for non-strategic industrial need, 

and as we detail below it also draws upon past completions (in part) in calculating strategic need. 

6.22 In respect of non-strategic industrial land, Table 11.1 of the HEDNA goes on to outline an 

additional margin of flexibility (amounting to an additional 5 years of need) totaling 30.1ha (this is 

assumed to relate to the period to 2041).  

6.23 As detailed in Table 11.2, it concludes that general industrial need (non-strategic) totals 150.5ha 

to 2041 (i.e. 120.4ha based upon past completions, plus a 30.1ha margin).  

Strategic B8 Need 

6.24 The HEDNA goes on to undertake a separate assessment of strategic B8 need across the 

functional economic market area. This assessment is detailed in section 10 of the HEDNA. The 

HEDNA explains that a series of replacement growth scenarios were considered in establishing 

strategic warehousing needs which comprises two components, replacement build – reflecting the 

functional obsolescence of existing stock, and growth build – accommodating the link between 

new warehouses and growing traffic volumes. Based upon a preferred plot ratio of 0.35 this 

resulted in a range of between 356 – 483ha of need over the period to 2041 (across C&W). The 

HEDNA opts for a mid-point of 410ha. However, it goes on to consider that there are factors which 

point to the potential to see stronger demand than this, noting the shift towards ecommerce which 

has arisen from the Covid pandemic, which has accelerated previous trends. 

6.25 As such the HEDNA considers it appropriate to plan for future development in line with completion 

trends (2011-2019) over the first 10 years, with the subsequent decade (2031 – 2041) then seeing 

slower growth in line with traffic growth and replacement demand modelling. 

6.26 As a result the HEDNA assumes strategic needs based on completion trends over the first 10 
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years of the plan totaling 229ha, with traffic growth and replacement demand reflecting growth of 

207ha in the latter 10 years of the Plan. It determines that total need over the period to 2041 totals 

436ha. This figure is then increased to provide a 5 year flexibility margin by a further 115ha leading 

to a strategic B8 employment land requirement across C&W of 551ha by 2041, and 735ha by 

2050. 

6.27 If the HEDNA were to base these calculations on past completions (2011 – 2019) across the whole 

20 year plan period this would increase to 573ha (to 2041). 

6.28 Notwithstanding, as we detail below, more recent completion figures do now exist, and paint a 

picture of significantly higher levels of demand than is reflected in the past completion trends used 

within the HEDNA. 

Distribution of Strategic (large scale) Warehousing Needs 

6.29 The Coventry and Warwickshire authorities have yet to determine where the identified strategic 

warehousing need (551ha/ 735ha to 2041 and 2050 respectively) should be met. It is concerning 

to note, as detailed in earlier within this Report that Rugby Borough Council consider that this need 

may be in part met outside of Coventry and Warwickshire, particularly given that this is where the 

need arises and Coventry and Warwickshire is a functional economic market area. It is therefore 

essential that the identified need is met by these authorities. 

6.30 In respect of where this need may be met it would seem logical to base this upon the demand for 

warehousing. In the absence of more recent published completions data across Coventry and 

Warwickshire, we have relied upon the strategic completions data reported in Table 9.15 of the 

HEDNA. On this basis completions over the period 2011 – 2019 within Rugby amount to 34% of 

all strategic completions across C&W. Undertaking a similar exercise using large scale 

warehousing stock shows that Rugby accommodates 19% of all floorspace across C&W, whilst 

an equivalent assessment using labour demand shows a similar percentage (19%), within Rugby. 

6.31 Whilst the latter scenarios help frame the range, it is considered that completions provide the most 

appropriate method. This results in a need for Rugby to meet 187ha to 2041, increasing to 250ha 

by 2050. 

6.32 However, as detailed in Table 6.1 below, we have also included figures for Coventry. This is 

important, given issues faced by Coventry in meeting its own non-strategic industrial land needs, 

as detailed later within this Report. As such it is necessary to understand the extent to which 

Rugby may be required to also meet Coventry’s unmet strategic needs. As can be seen from the 

following table, whichever scenario is tested, collectively Rugby and Coventry would be required 

to meet approximately 43% of all strategic warehousing needs across the functional economic 
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market area. Based upon the HEDNA evidence this amounts to between 236ha to 2041 and 314ha 

to 2050. 

Table 6.1 – Strategic Warehousing Distribution Scenarios 

 
Source: C&W HEDNA 2022, tables 10.3, and 9.15 

6.33 Therefore, in addition to the identified need within the HEDNA for Rugby to meet general (non-

strategic) industrial needs totaling 150.5ha by 2041 and 218.2ha by 2050, based upon the 

distribution of past completions (2011 – 2019) it will also be necessary to meet an additional 187ha 

of strategic employment land needs by 2041, increasing to 250ha by 2050.  

6.34 In addition Coventry’s strategic employment needs are likely to total 45ha by 2041, increasing to 

60ha by 2050. It is reasonable to assume that Rugby will need to meet at least a proportion of 

these. 

Table 6.2 Summary of Industrial Needs - Rugby 

 
Employment Land Requirement (ha) 

2041 2050 

General Industrial (non-strategic) 150.5 218.2 

Strategic (distributed based upon past strategic  
completions within Rugby) 

187 250 

Total Industrial Need - Rugby 337.5 468.2 

Proportion of Coventry’s Strategic need (distributed 
based upon past strategic completions within 
Coventry) 

45 60 

 

6.35 However, as we detail below, more recent 10 year completions data within Rugby indicates a 

higher level of growth, and should be accounted for in calculations of need. 

 More Recent Completions Data 

6.36 It is important to note that the industrial employment land need figures established through the 

HEDNA (both non-strategic and strategic) are based upon past completion trends over the period 

2011 – 2019. We also note that reference in the Local Plan Review to high levels of recent 

completions (2022/23), as well as paragraph 10.42 of the HEDNA which notes “the shift towards 

e-commerce which has arisen from the Covid-19 pandemic, which has accelerated previous 

000s sqm % ha % 000s %
Rugby 431 19% 7.9 34% 14.7 19%
Coventry 505 23% 1.9 8% 17.8 24%
Coventry and Rugby Combined 936 42% 9.8 43% 32.5 43%
Total Coventry and Warwickshire 2244 22.9 75.6

Large scale floorspace Strategic Completions pa Labour demand
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trends”. 

6.37 As such we consider it appropriate to assess the implications of future employment needs based 

upon the most recent available completions data.  

6.38 As detailed in the HEDNA, it assessed completions over the period 2011 – 2019, confirming them 

to amount to an average of 14.8ha per annum, of which 94% (i.e. 13.9ha) relates to industrial 

employment land (strategic and non-strategic). The remaining 6% falls within office use.  

6.39 The following Table 6.3 summarises completions over the most recent 10 year period, ending 

2022/2023. These figures are derived from each of the Council’s AMRs, and excluding some 

duplication of completions during the years 2016/17 and 2017/18. This shows an average annual 

level of completions totaling 17.2ha, representing a 16% increase in the average rate of 

completions compared to that assessed within the HEDNA. Excluding B1 only schemes, this figure 

reduces to an average of 16.1ha. 

6.40 This suggests that the HEDNA evidence does not truly reflect the profound changes to market 

conditions experienced since both the Covid pandemic and Brexit, a point which appears to have 

been recognised in paragraph 10.42 of the HEDNA. Furthermore, as noted in the 2022/2023 AMR 

(page 9), there was a total of 30.2ha of employment land currently under construction, suggesting 

that completions in 2023/2024 will continue to remain high, increasing the 10 year average once 

again. 

6.41 A simple extrapolation of the current annual average 10 year completion figure of 16.1ha, would 

suggest that the Council should be planning for at least 322ha of strategic and non-strategic 

industrial employment land over the period to 2041, which after allowing for a 5 year margin of 

flexibility (as per the HEDNA assumption) would increase to 403ha. This figure increases to 547ha 

by 2050. 
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Table 6.3 Employment Land Completions - Rugby 

Year All Completions 
(ha) 

Completions (excluding B1 
office only schemes) ha 

2013/14 9.4 9.4 
2014/15 33.7 29.7 
2015/16 7.1 4.1 
2016/17 51.5 51.5 
2017/18 3.3 3.3 
2018/19 3.0 1.4 
2019/20 31.1 31.1 
2020/21 0.4 0.4 
2021/22 2.1 0.0 
2022/23 30.6 30.6 
Average pa 17.2 16.1 

Source: Rugby Borough Council, AMRs 2013/14 – 2022/23 
Detail set out in Appendix 2 
 

6.42 Notwithstanding, past completions will always be constrained to past evidence, and as such will 

not necessarily reflect true, unconstrained demand. As we set out later within this Report, market 

evidence presented by LSH demonstrates a significantly higher level of demand than reflected in 

past completions. LSH consider that with a good supply of new logistics floorspace, take up levels 

should be well in excess of 1.5m sq ft. per annum, and probably significantly higher with new build 

to suit commitments. Assuming a prudent plot ratio of 0.4 this equates annual demand for 35ha, 

or 875ha over the 20 year period to 2041 (including a 5 year margin of flexibility). This increases 

to 1,190ha by 2050 (including flexibility margin).  

Replacement Stock 

6.43 The HEDNA also recognises the importance of accounting for the replacement of aged stock. 

Large scale logistics operators require modern units, with immediate access to the strategic road 

network. Access to power and a large labour force are also other key locational factors. 

6.44 According to CoStar, 40% of existing industrial and logistics stock within Rugby, totaling 6.7m sq 

ft. is over 30 years old. A period of 30 years represents the useful economic life of a modern 

warehouse building11. Beyond this period they become functionally obsolete, as they tend not to 

be able to accommodate modern automated stock handling equipment, or transport equipment 

such as double stack trailers. Buildings reaching the end of their useful economic life and are no 

longer suitable for their original designed use, necessitating a more modern direct replacement.  

                                                
11 General Report Template (nwleics.gov.uk), Warehousing and Logistics in Leicester and Leicestershire: Managing growth and 
change, April 2021 (amended March 2022)Leicester and Leicestershire Authorities, Final Report - paragraph 8.11 



Stoford Properties Limited 

Employment Needs Assessment - Rugby 

 

 

2517463.1/    January 2024 

28 
 

6.45 The following Table 6.4 summarises existing floorspace by size band and age, and confirms that 

there is a greater proportion of smaller units within Rugby that are becoming obsolete. It will 

however be important for the Council to ensure that any replacement stock meets the needs of 

existing occupiers. 

Table 6.4 Age of Existing Stock 

 
Source: CoStar 

6.46 The volume of floorspace over 30 years old increases to 8.2m sq ft. by 2041. 

6.47 The HEDNA considers that as calculations of need have been undertaken based upon past 

completions these reflect gross employment land additions, which will incorporate replacement 

stock. Whilst this may be the case, this assumes that stock replacement remains at a steady rate 

which is consistent with past trends. As stock levels increase as will the rate of replacement stock. 

6.48 A consequence of this process is that new sites need to be brought forward in order to allow 

occupiers to re-locate to new buildings, thereby releasing the existing facility for refurbishment or 

demolition. This process allows those existing sites which may be adjacent to or within urban 

areas but poorly suited for logistics operations (due to poor road network, irregular site etc.) to be 

released for other more appropriate uses, including housing. 

6.49 It is estimated that the employment land necessary to accommodate all of the existing stock older 

than 30 years totals 178ha at current levels, increasing to 192ha by 2041 as further stock ages12. 

Whilst clearly much replacement stock will be developed on existing employment land, existing 

occupiers seeking larger units with closer proximity to the strategic road network may require 

alternative sites. Smaller business may continue to rely upon existing industrial areas and their 

redevelopment, to meet smaller/ medium sized requirements. 

Summary 

6.50 The Coventry and Warwickshire HEDNA 2022 forms the core piece of evidence informing the 

Council’s employment land requirement. The HEDNA assesses the need for office, general 

industrial (including non-strategic warehousing), and strategic warehousing land requirements 

                                                
12 Assuming a plot ratio of 0.4 

Floorspace (sq ft) All >30 yrs old % >30 yrs old
<75,000 4,080,471 2,453,959 60%
75,001 - 100,000 869,581 603,166 69%
100,001 - 250,000 6,013,041 1,600,407 27%
250,001 - 350,000 2,758,662 301,597 11%
>350,000 2,923,873 1,772,525 61%
Total 16,645,628 6,731,654 40%
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across Coventry and Warwickshire, the functional economic market area within which Rugby 

operates. 

6.51 In respect of office land requirements the HEDNA adopts a labour demand approach, determining 

a requirement for 5.2ha to 2041 and 6.5ha to 2050 (both figures include a 5 year flexibility margin). 

It is however important to note that an assessment of need based upon past completions would 

equate to a need for 19.1ha to 2041. This would suggest that the HEDNA labour demand based 

assessment of office needs is likely to constrain office market demand within Rugby, and that a 

higher requirement should be planned for. 

6.52 In respect of general (non-strategic) industrial land requirements the HEDNA measures future 

growth based upon past long term completions over the period 2011 – 2019. Based upon this 

calculation general industrial need over the period to 2041 stands at 150.5ha, increasing to 

218.2ha by 2050. 

6.53 The HEDNA also assesses strategic warehousing need across Coventry and Warwickshire, 

basing its calculations on the same past completion period (2011 – 2019) and a slightly lower level 

of growth reflective of traffic demand in the second half of the plan period. Strategic needs within 

Coventry and Warwickshire total 551ha to 2041, increasing to 735ha to 2050. 

6.54 Whilst the HEDNA does not seek to establish where that strategic floorspace need may be met 

across the functional economic market area, an assessment based upon past completions would 

indicate that 34% should be met by Rugby. In addition it is also clear that Coventry is unable to 

meet its employment needs due to its tightly constrained boundaries, and insufficient sites, and as 

such it is appropriate that Rugby plans to meet part of that need. Various scenarios demonstrate 

that Rugby and Coventry’s combined strategic warehouse need equates to approximately 43% of 

the Coventry and Warwickshire share. On this basis, and as set out in Table 6.2 above, it is 

reasonable to assume based upon evidence within the HEDNA that Rugby should plan for a total 

of approximately 337.5ha of strategic and non-strategic industrial land to 2041, increasing to 

468.2ha by 2050. As we detail in the later sections of this Report, there may also be a requirement 

for Rugby to assist in meeting Coventry’s general industrial (non-strategic) employment land 

needs. 

6.55 The HEDNA bases its calculations of need on past completions over the period 2011 – 2019, but 

acknowledges that the shift towards ecommerce arising from the Covid pandemic has accelerated 

demand for logistics space. As set out in Table 6.3 above, an assessment of the latest completions 

trends over the past 10 years (2014 – 2023) show average annual completions to be 17.2ha per 

annum, some 16% greater than the level of completions assessed by the HEDNA (14.8ha). On 

the basis that the Council should be planning based upon the most recent 10 year trend (16.1ha 

per annum after excluding B1 only schemes), Rugby’s strategic and non-strategic industrial land 
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needs total 403ha by 2041 increasing to 547ha by 2050. 

6.56 The following section of this Report reviews the industrial market data sourced from LSH, and 

serves to emphasise the significant level of occupier demand which exists for industrial floorspace 

within Rugby. 
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7. INDUSTRIAL PROPERTY MARKET REVIEW 
 
7.1 Within this section of the Report we review evidence presented by Lambert Smith Hampton (LSH), 

on behalf of our client, on the Rugby property market. 

7.2 LSH confirm that the logistics market in Rugby has grown significantly over the last 20 years in 

line with rapid expansion of the logistics sector nationally, and the strong location and employment 

benefits that this centrally located area offers. LSH consider that it remains one of the most popular 

industrial areas in the UK. 

7.3 Rugby has a vacancy rate of 4.3% for units above 50,000 sq ft., and 4.1% for units >100,000 sq 

ft. – both rates lower than the West Midlands average. LSH forecast rental growth in Rugby to 

outperform the West Midlands region over the next four years. 

7.4 Occupier and developer interest remains very strong for Rugby and the surrounding area given 

its very strong locational appeal. Review of take up data confirms the trend for specialist logistics 

units increasing in size over the last decade, with the figures for Rugby considerably higher than 

the national average highlighting the emphasis on logistics demand given its central location. 

7.5 As summarised in Figure 7.1 below, LSH calculate average take up over the period 2015 – 2023 

to equate to 826,000 sq ft. per annum. Take up over the year 2022 totalled 1.56m sq ft., almost 

double that of the previous year, whilst take up in 2023 has continued to see healthy levels of 

demand totaling 900,000 sq ft. By contrast average take up over 2015-2016 was 639,000 sq ft. 

per annum. There was no new registered take up in Rugby over the period 2018 – 2020, 

highlighting the lack of available stock and no new stock under construction for the period 2018 – 

2020. This lack of stock would hinder occupier demand and take up. 

Figure 7.1 Rugby Take Up 50,000 sq ft.+ units 

 

Source: LSH 
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7.6 LSH consider that with a good supply of new logistics units to the Rugby area, occupier take up 

levels should be well in excess of 1.5m sq ft. per annum, and probably significantly higher with 

new build to suit commitments. As detailed earlier within this Report assuming a prudent plot ratio 

of 0.4 this equates annual demand for 35ha, or 875ha over the 20 year period to 2041 (including 

a 5 year margin of flexibility). This increases to 1,190ha by 2050 (including flexibility margin). 

7.7 LSH detail current active occupier requirements focused around the Rugby area/ M6 totalling 9m 

sq ft. (ranging from 80,000 to 800,000 sq ft.). Based upon a plot ratio of 0.4, this equates to current 

active requirements occupying an area equivalent to 209ha (representing an immediate 

requirement). 

7.8 LSH conclude by confirming there to be a significant shortfall in the availability of credible 

development land in Rugby Borough over the next 20 years, and as a consequence the area will 

not be able to provide for projected occupier demand. Based upon current take up projections 

over the last 5 years, it considers there to be only 1.6 years of supply, and therefore after 2026 it 

is difficult to identify any credible development opportunity to meet either strategic or non-strategic 

occupier requirements. 

7.9 Separately, and as detailed above, Deloitte note in its Transforming Logistics Paper, 2022, that 

the UK logistics market is projected to grow at a compounded annual growth rate of 6.3%13, with 

road freight and haulage seen as a particular area of growth.  Application of this level of growth to 

existing industrial stock within Rugby (totaling 16.6m sq ft. – as detailed in Table 6.4 above) over 

the 20 year period to 2041 results in an increased demand for employment land (assuming a plot 

ratio of 0.4, and a flexibility margin of 5 years) totaling 1,156ha, increasing to 2,212ha by 2050. 

 

 

  

                                                
13 Page 3, Transforming Logistics: A sector fit for the future, 2022 
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8. COVENTRY’S UNMET EMPLOYMENT LAND NEED 
 

8.1 The Coventry and Warwickshire Housing and Economic Development Needs Assessment 

(HEDNA) identifies a need for 8.5ha of office space, and 147.6ha of (non-strategic) general 

industrial land within Coventry. In addition a further 551ha has been identified as needed across 

Coventry and Warwickshire to meet strategic B8 demand – as detailed above an exercise to 

distribute this strategic logistics need across the various Coventry and Warwickshire authority 

areas has yet to be published. 

8.2 Meanwhile, Coventry City Council’s employment land evidence, contained within its Housing and 

Economic Land Availability Assessment 2023 (HELAA) identifies an employment land supply at 

March 2023 of 60.35ha (Table 4).  

8.3 However, paragraph 3.63 of the HELAA, Table 6 attempts to compare this existing level of supply 

broken down by land type (and only totaling 59.63ha) with need as identified in the HEDNA 

(totaling only 12.8ha based upon labour demand only). As a result the table concludes there to be 

an over-supply across each employment land type. In doing so the HELAA has incorrectly drawn 

across the wrong figures from the HEDNA, and significantly understated the level of need 

identified, totaling 147.6ha of general industrial (non-strategic) need to 2041, increasing to 214ha 

by 2050. This figure excludes any strategic warehousing needs which Coventry may need to meet. 

8.4 An extract of Table 6 of the HELAA has worked its way into the Draft Coventry Local Plan (Table 

5), and results in the City Council concluding within its Non-Technical Summary Issues and 

Options Consultation document that it has a sufficient supply of employment land (despite 

referencing the correct need figure of 147.6ha (page 4)). 

8.5 As a consequence the City faces a significant shortfall in the future provision of employment land 

necessary to meet identified need, being in excess of 87ha (excluding any further strategic B8 

needs which may also be required to be met). 

8.6 We would encourage Rugby Borough Council  to continue joint working with its neighbouring 

authorities in ensuring employment land needs of Coventry can be met, where possible within 

close proximity to Coventry City and accessible to its resident workforce.  However in some 

Authorities this may give rise to the consideration of Green Belt land for which exceptional 

circumstances will need to be evidenced and justified, 

  



Stoford Properties Limited 

Employment Needs Assessment - Rugby 

 

 

2517463.1/    January 2024 

34 
 

9. SUMMARY OF SUPPLY AND DEMAND POSITION 
 
Supply 

9.1 The Local Plan Review references three sites which the Council considers largely contribute to  

planning permissions for 115ha of employment land as set out in its 2022/2023 AMR. The sites, 

Prospero Ansty – 9.58ha, Tritax Symmetry SW Rugby allocation – 40.7ha and the former Rugby 

Radio Station allocation – 31ha, are coupled with completions totaling 32.65ha over the period 

2021 – 2023. 

 

9.2 However, a review of the 2022/2023 AMR confirms these figures to be incorrect, as reported 

planning permissions (not yet to be under construction) only total 95.88ha. 

 

9.3 Accounting for completions between 2021 and 2023 said to total 32.65ha, the Council consider it 

has already identified supply of 145.26ha to set against the future plan requirement of 150.5ha to 

2041, and 218.2ha to 2050, however the latest AMR would suggest identified supply to be 19.12ha 

less than reported in the Draft Local Plan 

 
 

9.4 Furthermore, analysis of the planning permissions under construction as set out in the 2022/ 2023 

AMR (totaling 95.88ha) includes a large number of sites which meet a strategic logistics need – 

we calculate those elements to total 58.9ha.  

9.5 These sites, as listed in the AMR include: 

� Tritax Symmetary, Land North of Coventry Road – 40.7ha net, comprising a series of reserve 

matters approvals for units exceeding 100,000 sq ft., with the remainder of the site capable of 

delivering build to suit units of between 100,000 sq ft. and 1 million sq ft. 

� Rolls Royce, Prospero, Ansty – 9.56ha net, comprising a series of units each exceeding 

100,000 sq ft. 

� Land North and East of Castle Mound Way, Rugby – 8.61ha, comprising one single unit of 

250,000 sq ft. 

9.6 These sites will not help fulfil the general industrial (non-strategic) needs identified by the Council. 

As a consequence, the Council is significantly short of meeting growing general industrial needs. 

9.7 It is essential that both the completions (2021-2023), and the identified supply only relate to 

floorspace capable of meeting general industrial need and not strategic need. On the face of it the 

sites identified by the Council are strategic sites, and therefore in many cases will at least in part 
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meet a strategic need, meaning that general industrial needs will remain unmet. Further 

explanation is required from the Council on how the supply figures for meeting general industrial 

(non-strategic) sites have been compiled. 

 
9.8 Notwithstanding, it is clear from the evidence presented that Rugby will also be accountable for 

meeting future strategic needs generated within the functional economic market area. Given its 

proximity to neighbouring Coventry, it is also likely to face increasing demand as a result of 

Coventry’s unmet need. Whether planned or not, Rugby is likely to face an increased demand for 

floorspace as result of constrained supply within Coventry. 

 
9.9 As such it is entirely appropriate for the Council to plan for a higher level of supply than currently 

appears to be the case. 

 
Need and Demand 

 

Rugby General Industrial and Strategic Warehousing 

 

9.10 As set out above, Tables 11.2 and 11.3 of the HEDNA demonstrate a need for 150.5ha general 

industrial (non-strategic) employment land needs by 2041, increasing to 218.2ha by 2050 within 

Rugby. 

 

9.11 Tables 11.2 and 11.3 of the HEDNA also demonstrate a Coventry and Warwickshire wider 

strategic employment land need of 551ha to 2041 increasing to 735ha by 2050. Whilst the HEDNA 

does not seek to establish where that strategic floorspace need may be met across the functional 

economic market area, an assessment based upon past completions would indicate that 34% 

should be met by Rugby. As such it is reasonable to assume that Rugby should plan to meet 

around 187ha of strategic level warehousing need by 2041, increasing to 250ha by 2050. 

 
9.12 In combination, and based upon the HEDNA evidence the Council should be planning to meet 

strategic and non-strategic needs totaling 337.5ha by 2041, increasing to 468.2ha by 2050. 
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Table 9.1 Summary of Industrial Needs – Rugby (excluding unmet needs from Coventry) 

 
Employment Land Requirement (ha) 

2041 2050 

General Industrial (non-strategic) 150.5 218.2 

Strategic (34% distributed to Rugby 
based upon past completions) 

187 250 

Total Industrial Need 337.5 468.2 
Source: C&W HEDNA Tables 9.14, 9.15, 11.2, 11.3 

 
9.13 However, the assessment of warehousing need (both strategic and non-strategic) within the 

HEDNA is based upon past completions within Rugby over the period to 2019, and it is clear that 

completions since 2019 have been higher. 

 

9.14 Evidence published within the Council’s AMRs indicates that over the 10 year period to 2023, 

annual completions have grown at a rate 16% higher than over the period 2011 – 2019 (as 

assessed within the HEDNA). 

 
9.15 On the basis that the Council should be planning based upon the most recent 10 year trend, 

Rugby’s strategic and non-strategic industrial land needs total 403ha by 2041 increasing to 547ha 

by 2050. This does not assume that strategic needs are constrained in the latter part of the plan 

to account for forecast freight movement. Whilst this is assumed within the HEDNA, this would 

appear to reflect a constraint that would artificially suppress need, particularly as the HEDNA 

considers in paragraph 10.42 there to be a number of factors which indicate that demand will be 

stronger than reported traffic growth scenarios. 

 
Table 9.2 Comparison of Industrial Needs Based on More Recent Completions – Rugby  

Growth Scenarios – Past Trends 
Employment Land Requirement (ha) 

2041 2050 

HEDNA derived industrial needs 
(strategic and non-strategic) – past 
completions 2011 - 2019 

337.5 468.2 

Industrial needs (strategic and non-
strategic) – past completions 2014 - 
2023 

403 547 

 

9.16 Separately, evidence presented by LSH confirms a significant and sustained level of occupier 

demand within Rugby for strategic warehouse space, exacerbated by a lack of supply in recent 

years (particularly over the period 2018 – 2020. At present there exists an active requirement for 

9m sq. ft. of floorspace (with requirements ranging from 80,000 to 800,000 sq ft.). Based upon a 

plot ratio of 0.4, this equates to current active requirements occupying an area equivalent to 209ha 

(representing an immediate requirement). 

9.17 LSH consider that with a good supply of new logistics, take up levels should be well in excess of 
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1.5m sq. ft. per annum, and probably significantly higher with new build to suit commitments. 

Assuming a prudent plot ratio of 0.4 this equates annual demand for 35ha, or 875ha over the 20 

year period to 2041 (including a 5 year margin of flexibility). This increases to 1,190ha by 2050 

(including flexibility margin). 

9.18 LSH consider that based upon current take up over the last 5 years, there remains only 1.6 years 

of supply within Rugby. 

9.19 Separately, and as detailed above, Deloitte note in its Transforming Logistics Paper, 2022, that 

the UK logistics market is projected to grow at a compounded annual growth rate of 6.3%, with 

road freight and haulage seen as a particular area of growth.  Application of this level of growth to 

existing industrial stock within Rugby (totaling 16.6m sq ft. – as detailed in Table 6.4 above) over 

the 20 year period to 2041 results in an increased demand for employment land (assuming a plot 

ratio of 0.4, and a flexibility margin of 5 years) totaling 1,156ha, increasing to 2,212ha by 2050. 

Offices 

9.20 Whilst the focus of this assessment has been on industrial and warehousing need it is clear in 

respect of office floorspace demand that the HEDNAs assessment of office need is based upon 

an assessment of labour demand, whereas past completions would suggest a far higher level of 

growth. Notwithstanding, it is also important to note that whilst ancillary to the main function of the 

site, many strategic warehousing occupiers including a not insignificant amount of office related 

employment on their sites, including in finance and operations functions. As such it is not 

unreasonable to assume that strategic warehouses sites could assist in meeting the Council’s 

office floorspace requirements. 

 

Coventry’s Unmet Needs 

 
9.21 In addition, analysis of Coventry’s stated employment land position from its Issues and Options 

Local Plan consultation early this year demonstrates that it is unable to meet its own general 

industrial needs leading to a shortfall of at least 87ha, which will have to be met elsewhere. 

 
9.22 On this basis it is reasonable to assume that Coventry is unable to meet its strategic warehousing 

needs, and as such it may also be appropriate that Rugby plans to meet that unmet need. Various 

scenarios demonstrate that Rugby and Coventry’s combined strategic warehouse need equates 

to approximately 43% of the Coventry and Warwickshire share. On this basis, and without 

accounting for more recent completions, it is reasonable to assume based upon evidence within 

the HEDNA that Rugby should plan to meet a proportion of what we consider will amount to 

Coventry’s strategic needs amounting to approximately 45ha by 2041, increasing to 60ha by 2050.  
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9.23 In summary therefore Rugby’s strategic and non-strategic industrial needs are as follows: 

 

� Past completions, whilst constrained, indicate a need of between 337.5ha and 403ha to 2041 

(the lower figure reflecting HEDNA evidence, the higher reflecting more recent completions), 

and between 468.2ha to 507ha to 2050; 

� Demand evidence, presented by LSH, would suggest that subject to a good supply of sites, 

take up levels could amount to at least the equivalent of +35ha per annum. This equates to 

875ha to 2041, and 1,190 to 2050; 

� Current active requirements occupy an area equivalent to 209ha (representing an immediate 

requirement); 

� Market forecasts by Deloitte, suggest stock growth of 6.3% per annum – equating to growth 

of 1,156ha by 2041, and 2,212 by 2050; 

� It is also appropriate for Rugby to meet a proportion of Coventry’s unmet strategic needs 

(approximately 45ha by 2041, increasing to 60ha by 2050), plus the potential to meet a 

proportion of unmet (general industrial) non-strategic needs which would appear to total at 

least 87ha.by 2041 and 154ha by 2050. 
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10. CONCLUSIONS 
 

10.1 This assessment has been prepared on behalf of Stoford Properties Limited. The purpose of this 

Report is to assess, based upon current evidence, the extent of the employment land needs within 

Rugby and the wider functional economic market area of Coventry and Warwickshire. 

10.2 The National Planning Policy Framework (NPPF) seeks to help build a strong, responsive and 

competitive economy, by ensuring that sufficient land of the right type is available in the right place 

and at the right time to support growth. The NPPF places significant emphasis on the need to 

address the specific locational requirements of different sectors including storage and distribution 

operations. 

10.3 Given Rugby’s location within the Golden Triangle and its position on the strategic road network, 

it has and will continue to experience a high demand for large scale (strategic) logistics floorspace, 

the need for which can only be met in a limited geography in order to serve national logistics 

operations. The benefits of this to Rugby are significant, both in terms of direct job creation, as 

well as to the wider supply chain, and as is clear in Government Policy it is essential that the local 

authority ensures that this demand is met in full. Strategic warehousing occupiers can also assist 

in providing office floorspace, which whilst ancillary to the main purpose of the site will offer finance 

and operational office related jobs. 

10.4 Furthermore, the NPPF requires effective and on-going joint working between local authorities in 

ensuring development needs are met. This is significant given Rugby’s adjacency to Coventry, a 

tightly constrained authority area which is unable to meet its employment land needs.  

10.5 The Council has decided to proceed with a full update of its Adopted Local Plan (2011 – 2031). 

This decision followed, amongst other things, new evidence of future needs for homes and 

employment land, particularly warehousing uses. In respect of employment needs, the Issues and 

Options consultation draws attention to more recent evidence which establishes both non-strategic 

employment needs within Rugby, and broader strategic needs which for the time being have been 

identified only across the Coventry and Warwickshire functional economic market. 

10.6 In respect of non-strategic employment needs the Council suggest that they have a sufficient 

identified supply, albeit as we note in doing so the Council include a number of strategic sites 

which meet strategic need (which in itself is additional to non-strategic need). The point being the 

Council are double counting its supply for both non-strategic and strategic purposes. 

10.7 In addition the Council welcomes recent levels of completions as meeting future identified need, 

yet as we highlight it is important that those recent completions feature in any calculation of need 

– at present they do not. 
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10.8 In respect of strategic employment land needs identified across the Coventry and Warwickshire 

functional economic market area, the Council await the publication of the new West Midlands 

Strategic Employment Sites Study. The Council consider that this will provide a clearer picture of 

how much more land needs to be found across Coventry and Warwickshire to meet the need for 

strategic warehousing. It is important to note in this respect that the strategic warehousing need 

identified within the Coventry and Warwickshire HEDNA, originates from Coventry and 

Warwickshire functional economic market area, and reflects the locational advantage that the area 

brings to logistics operators amongst other factors such as labour supply. It is essential that the 

Coventry and Warwickshire authorities collectively plan to meet that strategic need in full at the 

very least (accounting for unmet needs in surrounding authorities where necessary). It would be 

entirely inappropriate to assume that the identified strategic need could be met elsewhere and 

outside of the function economic market within which that need exists.  

10.9 The Coventry and Warwickshire HEDNA 2022 forms the core piece of evidence informing the 

Council’s employment land requirement. The HEDNA assesses the need for office, general 

industrial (including non-strategic warehousing), and strategic warehousing land requirements 

across Coventry and Warwickshire, the functional economic market area within which Rugby 

operates. 

10.10 In respect of office land requirements the HEDNA adopts a labour demand approach, determining 

a requirement for 5.2ha to 2041 and 6.5ha to 2050 (both figures include a 5 year flexibility margin). 

It is however important to note that an assessment of need based upon past completions would 

equate to a need for 19.1ha to 2041. Furthermore, we note that the labour demand scenario was 

generated during the Covid pandemic and may not be reflective of long term patterns of growth. 

This would suggest that the HEDNA labour demand based assessment of office needs is likely to 

constrain office market demand within Rugby, and that a higher requirement should be planned 

for. 

10.11 In respect of general (non-strategic) industrial land requirements the HEDNA measures future 

growth based upon past long term completions over the period 2011 – 2019. Based upon this 

calculation general industrial need over the period to 2041 stands at 150.5ha, increasing to 

218.2ha by 2050. We summarise in Tables 10.1 and 10.2 below. 

10.12 The HEDNA also assesses strategic warehousing need across Coventry and Warwickshire, 

basing its calculations on the same past completion period for the first 10 years of the plan and a 

slightly lower level of growth reflective of traffic demand in the second half of the plan period. 

Strategic needs within Coventry and Warwickshire total 551ha to 2041, increasing to 735ha to 

2050. 

10.13 Whilst the HEDNA does not seek to establish where that strategic floorspace need may be met 
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across the functional economic market area, an assessment based upon past completions would 

indicate that 34% should be met by Rugby, and equating to 187ha of strategic needs by 2041, 

increasing to 250ha by 2050. This means, based upon evidence presented within the HEDNA that 

the Council should be planning to meet an industrial need equivalent to at least 337.5ha by 2041, 

and 468.2ha by 2050. 

10.14 However, the HEDNA bases its calculations of need on past completions over the period 2011 – 

2019, but acknowledges that the shift towards ecommerce arising from the Covid pandemic has 

accelerated demand for logistics space. An assessment of the latest completions trends over the 

past 10 years (2014 – 2023) show average annual completions to be 16% greater than the level 

of completions assessed by the HEDNA. On the basis that the Council should be planning based 

upon the most recent 10 year trend, Rugby strategic and non-strategic industrial land needs total 

403ha by 2041 increasing to 547ha by 2050.  

10.15 Notwithstanding, past completions will always be constrained to past evidence, and as such will 

not reflect unconstrained, policy off need.  

10.16 Market evidence presented by LSH demonstrates a significantly higher level of demand than 

reflected in past completions. LSH consider that with a good supply of new logistics floorspace, 

take up levels should be well in excess of 1.5m sq ft. per annum, and probably significantly higher 

with new build to suit commitments. Assuming a prudent plot ratio of 0.4 this equates annual 

demand for 35ha, or 875ha over the 20 year period to 2041 (including a 5 year margin of flexibility). 

This increases to 1,190ha by 2050 (including flexibility margin).  

10.17 Furthermore, LSH consider that this is compounded by a lack of supply in recent years, and at 

present there exists an active requirement for 9m sq ft. of floorspace (with requirements ranging 

from 80,000 to 800,000 sq ft.). Based upon a plot ratio of 0.4, this equates to current active 

requirements occupying an area equivalent to 209ha (representing an immediate requirement). 

10.18 LSH conclude by confirming there to be a significant shortfall in the availability of credible 

development land in Rugby Borough over the next 20 years, and as a consequence the area will 

not be able to provide for projected occupier demand. Based upon current take up projections 

over the last 5 years, it considers there to be only 1.6 years of supply, and therefore after 2026 it 

is difficult to identify any credible development opportunity to meet either strategic or non-strategic 

occupier requirements. 

10.19 Separately, Deloitte note in its Transforming Logistics Paper, 2022, that the UK logistics market is 

projected to grow at a compounded annual growth rate of 6.3%, with road freight and haulage 

seen as a particular area of growth.  Application of this level of growth to existing industrial stock 

within Rugby (totaling 16.6m sq ft. – as detailed in Table 6.4 above) over the 20 year period to 
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essential that the Council adequately account for employment sites lost to other uses, such as 

residential development, and ensure sufficient sites are brought forward to address these losses. 

10.23 In addition, analysis of Coventry’s stated employment land position from its Issues and Options 

Local Plan consultation early this year demonstrates that it is unable to meet its own general 

industrial needs leading to a shortfall of at least 87ha, which will have to be met elsewhere by 

2041. 

10.24 On this basis it is reasonable to assume that Coventry is also unable to meet its strategic 

warehousing needs, and as such it may also be appropriate that Rugby plans to meet that unmet 

need. Various scenarios demonstrate that Rugby and Coventry’s combined strategic warehouse 

need equates to approximately 43% of the Coventry and Warwickshire share. On this basis, and 

without accounting for more recent completions, it is reasonable to assume based upon evidence 

within the HEDNA that Rugby should plan to meet a proportion of what we consider will amount 

to Coventry’s strategic needs amounting to approximately 45ha by 2041, increasing to 60ha by 

2050 

Summary 

10.25 As detailed within this assessment there are a number of components which make up Rugby’s 

industrial employment land needs, including general (non-strategic) industrial requirements, a 

proportion of Coventry and Warwickshire’s strategic warehousing needs, and a potential 

requirement to meet Coventry’s unmet strategic and non-strategic employment land needs.  We 

calculate Rugby’s industrial land requirements to total at least 337.5ha to 2041, and 468.2ha by 

2050. 

10.26 The Draft Local Plan Review asserts that it has a supply of 145ha of industrial land. However, 

reference to the Amr 2022/2023 confirms planning permissions (yet to be under construction) to 

be 19ha short of that assumed in the Draft Local Plan.  

10.27 There remains therefore a significant shortfall to meeting identified future industrial needs. 

Furthermore, many of the sites relied upon by the Council’s as having planning permission or 

identified completed sites meet a strategic logistics need, highlighting the shortfall in general 

industrial (non-strategic) sites. 

10.28 However, more recent 10 year completion trends indicate identified need to be higher (403ha by 

2014 increasing to 547ha by 2050), whilst unconstrained demand forecasts providing by LSH 

indicate a need for 875ha by 2041 and 1,190ha by 2050. Market evidence provided by Deloitte 

frames these scenarios in much higher levels of market growth. 

10.29 Based upon current take up projections over the last 5 years LSH note there to be only 1.6 years 
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of supply, and therefore after 2026 it is difficult to identify any credible development opportunity to 

meet either strategic or non-strategic occupier requirements. 

10.30 It is also important to note the findings of the Coventry and Warwickshire Chamber of Commerce 

Employment Land Report published in 2023. This recommends allocating 20 per cent more land 

than recommended by HEDNA calculations to provide scope for more variety in the quality and 

quantity of land. The CWELR suggests that employment land should be given equal priority to 

housing land which is currently not a requirement.  

10.31 The report also concludes that insufficient employment land has been allocated in the Local Plans 

in Coventry and Warwickshire historically, and the land which has been allocated has been used 

up far faster than anticipated. In addition, the report states that establishing future need for 

employment land based on projections of suppressed past take up rates will always underestimate 

the true requirement for employment land. 

10.32 As a consequence the Council should plan for a significant increase in its employment land supply 

to account for both general industrial and strategic warehouse requirements, and ensure that 

demand is not constrained by limited supply.  

10.33 It is clear that this figure should exceed 337.5ha by 2041 based upon evidence presented within 

the Council’s HEDNA, however given more recent evidence both in respect of past completions 

and occupier demand data the level of identified need far exceeds this, and there is a clear risk at 

the present time that supply will be severely constrained in a short space of time (LSH estimates 

1.6 years). 

 

 

 



 

 

 

 

 

APPENDIX 1 – Annual Monitoring Report Review – Rugby 2022/23 

 

 

  



2022-2023

A Local Plan requirement 2011-2031 208
B Delivery 2011 - 2022 130.8
C Delivery in 2022-2023 30.55
D Under Construction 30.18
E Delivery and Under Construction to date (B+C+D) 191.53
F Remaining Requirement (A-E) 16.47
G With planning permission not started 95.88

Reference 
Number

Site Use Class
Floorspace 

(sqm)
Site Area 
(hectares)

Status LSH Summary

R17/2019
Former Peugeot Site C (Prologis Park), Oxford Road, 

Ryton, CV8 3EA
B2/B8 45,275 16.7 Complete

Prologis Park, Ryton, Coventry CV8 3LF
Planning description: Application for Reserved Matters for Units DC8 & DC9 relating to appearance, landscaping, layout, and scale, including 
ancillary car parking, loading areas, gatehouse, associated road infrastructure, sprinkler tanks and pump house, against outline planning 
permission R16/2561 (for the redevelopment of the southern part of the former Peugeot Works site for Class B2 (general industry) & Class B8 
(warehouse, storage & distribution) uses, together with ancillary offices, gatehouses, car parking, associated road infrastructure and landscaping, 
including importation of material to raise ground levels (REVISED SCHEME TO R14/2236 WITH NEW ACCESS)).

Two unit speculative scheme:
Available summer 2021 - DC8 / 147,300 sq ft / Let to Furnolic / Let Q4 2021 / £7.50 psf
Available summer 2022 - DC9 / 330,770 sq ft / Let to Ceva/DHL / Let Q1 2022 / £7.50 psf

Other takeup:
DC1 / Jaguar Heritage Trust
DC2 / DHL
DC5 / LEVC
DC6 / DHL
DC7 / Jaguar Land Rover

Availability 
DC4 / 166,820 sq ft / £8.50 psf - believed to be under offer 

R20/1026
Tritax Symmetry, Land North of Coventry Road, 

Thurlaston
B1a
B8

1,817 
27,950

5.5 Complete

Symmetry Park, Rugby CV23 9JR
Planning description: Full planning application for the erection of 2 logistics units development comprising a total of 30,435 sqm (327,599 sq.ft.) 
(measured GEA) of Class B8 floorspace of which 1,817.2 sq.m (measured GIA) (19,560 sq. ft.) comprises Class E(g)(i) ancillary office floorspace 
(measured GIA) with associated infrastructure including lorry parking, landscaping including permanent landscaped mounds, sustainable drainage 
details, sprinkler tank pump houses, gas and electricity substations, temporary construction access from Coventry Road, temporary marketing suite 
and temporary stockpile area for additional soil disposal.

Unit 1 & 2 Let to Iron Mountain collar and cap of £8 - £9.50 psf Q1 2022. 

They have taken a futher two units at the site:
Iron Mountain, 2022 Q1, Unit 3, 394,640 sq ft - collar and cap of £8 - £9.50 psf
Iron Mountain, 2022 Q1, Unit 4, 251,281 sq ft - collar and cap of £8 - £9.50 psf

The remaining balance of the site has the capability to offer bespoke design & build facilities to suit individual occupier requirements between 
100,000 – 1 million sq ft to meet an occupation date during 2024. Detailed planning has been granted for three buildings: Unit 5 (390,694 sq ft), 
Unit 6 (338,064 sq ft) and Unit 7 (170,473 sq ft) ready Q3 2024 guiding £10.00 per sq ft (speculatively developed).

Rugby Annual Monitoring Report

Employment Land Overview (hectares)

2022-2023
Employment Land - Completions





R22/0803
Zone C - Land North of Coventry Road, Coventry 

Road, Thurlaston
B8

59,997 
(part of R16/2569 

below)

15.91 
(part of R16/2569 

below)

Approval of Reserved 
Matters (R16/2569)

Symmetry Park, Rugby CV23 9JR
Planning description: Erection of two buildings within Class B8 with ancillary office; ancillary structures including gatehouses; with associated 
access roads; servicing yards; car parking and cycle shelter; external plant and access details for the continuation of the spine road north of 
Northampton Lane and the access road to the east of the site; landscaping details; security fencing. Approval of reserved matters (access, 
appearance, layout, scale and landscaping) relating to R16/2569.

Unit 3 (394,649 sq ft) and Unit 4 (251,281 sq ft) let to Iron Mountain subject to a collar and cap of £8 - £9.50 psf / Q1 2022

R21/0789 SW Rugby, Zone D, Land North of Coventry Road B8 
50,965 

(part of R16/2569 
below)

15.8 
(part of Outline 

Permission R16/2569 
below)

Approval of Reserved 
Matters (R16/2569)

Symmetry Park, Rugby CV23 9JR
Planning description: Erection of 50,965 square metre building (GEA, floorspace) within Class B8 with ancillary office; ancillary structures; with 
associated access roads; servicing yard; car parking and cycle shelter and compound; external plant and access details for the continuation of the 
spine road north of Northampton Lane; landscaped embankments with landscaping details; the provision for a noise attenuating fence on top of 
the embankment; security fencing. Approval of reserved matters (access, appearance, layout, scale and landscaping) relating to R16/2569.

Zone D is now being delivered to provide three buildings: Unit 5 (390,694 sq ft), Unit 6 (338,064 sq ft) and Unit 7 (170,473 sq ft) guiding £10.00 per 
sq ft ready to occupy Q3 2024 (speculatively developed).

R21/0790
SW Rugby, Eastern part of Zone D - Tritax Symmetry, 

Land North of Coventry Road
B8

35,600 
(part of R16/2569 

below)

6.08 
(part of Outline 

Permission R16/2569 
below)

Approval of Reserved 
Matters (R16/2569)

Symmetry Park, Rugby CV23 9JR
Planning description: Erection of a building within Class B8 with ancillary office; ancillary structures; with associated landscaping & landscape 
bund, access roads; servicing yard; car parking and cycle shelter and compound; external plant; acoustic fencing; security fencing.  Approval of 
reserved matters (access, appearance, landscaping, layout and scale) relating to R16/2569. (Alternative scheme).

Zone D is now being delivered to provide three buildings: Unit 5 (390,694 sq ft), Unit 6 (338,064 sq ft) and Unit 7 (170,473 sq ft) ready Q2 2024 
guiding £10.00 per sq ft ready to occupy Q3 2024 (speculatively developed).

R20/0422
Land South of A5 (Watling Street) Adjacent to M69 

Junction 1
B2/B8

B1
1,858
5,672

5.25 Hybrid Application

Stretton Point, Hinkley, Leicestershire
Planning description: Full application for erection of a roadside services facility comprising a petrol filling station, drive through restaurant (class 
A1/A3/A5) with new vehicular access (via A5 Watling Street), together with internal roads, car/cycle parking, drainage works, earthworks, 
landscaping and other associated infrastructure. Outline application for erection of class B1 and flexbile class B1/B2/B8 units with access via the A5 
(Watling Street) together with the construction of internal roads, vehicle and cycle parking, drainage works, earthworks, landscaping and other 
associated infrastructure

Indicative masterplan as per the Design and Access Statement:
Plot 1 / Sui Generis/A1/A3
Plot 2 / B2 B8 / 20,000 sq ft
Plot 3 / B1 / 35,550 sq ft
Plot 4 / B1 /25,500 sq ft

R22/0966 Unit 17 Europark, Watling Street, Newton B8 2,070 0.25 Full Planning Permission Unit 17 Europark, Watling Street, Newton
Planning description: Change of use from Sui Generis to B8 storage yard and retention of portacabin.

R21/0664 Land off Parkfield Road, Parkfield Road, Rugby B8 1,408 0.32 Full Planning Permission

Unit 4, Parkfield Business Park Rugby
Planning description: Erection of a steel clad portal frame building as a storage facility falling within Use Class B8, with associated ancillary two 
storey offices with external works, yard and vehicle parking, including roof mounted photo-voltaic panels.

Unit 4 - 15,156 sq ft

R22/0462 6 Paynes Lane, Rugby, CV21 2UH E/B2/B8 1,130 0.19 Full Planning Permission

6 Paynes Lane, Rugby, CV21 2UH
Planning description: Change of use from Auction House to a mixed use of classes E(g)(i), B2 and B8 and replacement timber fencing

9,928 sq ft unit / Let to Tools With A Mission 

R22/0380
Rugby Radio Station, A5 Watling Street, Clifton upon 

Dunsmore
B1/B8

12,161 
(part of R17/0022 

below)

3.67 
(part of R17/0022 

below)

Approval of Reserved 
Matters (R17/0022)

Rugby Radio Station
Planning description: Erection of a commercial unit, comprising of offices (Use Class B1), assembly areas associated with light industry (Use Class 
B1), storage and distribution facilities (Use Class B8), and other ancillary requirements and associated works, including supporting infrastructure 
and other operational requirements, landscaping, re-profiling works, temporary stockpiling of materials, and temporary haul routes for 
construction purposes, (application for reserved matters approval (outside of a key phase) of appearance, landscape, layout and scale against 
outline planning permission (R17/0022 dated 28th June 2017).

Commercial unit for WAGO Limited 







 

 

 

 

 

APPENDIX 2 – Review of completed employment sites – Rugby 2011 - 2023 



Year Ref Decision Site Use Size ha Rugby ha Coventry (unmet needs) ha
2011/12 - - - - 0
2012/13 - - Unit DC2 - Prologis Ryton (ref in 2013/14 AMR) B8 6.7 6.7
2013/14 R11/0246 27/06/2011 Zone C (Plot 1) Central Park B2 2.4 2.4
2013/14 R13/0440 20/05/2013 Unit DC4 - Prologis Ryton (Site B),London Road (A45) B2/B8 3.6 3.6
2013/14 R13/1359 28/08/2013 Unit DC5 - PrologisRyton (Site B), London Road (A45) B2/B8 3.4 3.4
2014/15 R11/1918 05/09/2013 Zone B, Central Park B1/B2 1.5 1.5
2014/15 R13/1645 15/11/2013 Rolls Royce / University of Birmingham HTRC,Zone 4 Ansty Park B1 2.0 2.0
2014/15 R13/1591 23/10/2013 MTC Aerospace, Zone 5 Ansty Park B1 1.9 1.9
2014/15 R13/2311 12/02/2014 RG-1, Rugby Gateway, LeicesterRoad B8 5.1 5.1
2014/15 RBC/13CM  23/12/2013 Malpass Farm – First Phase (Eastern ProcessBuilding) B2 5.0 5.0
2014/15 R13/0440 20/05/2013 Unit DC3 - Prologis Ryton (Site B),London Road (A45) B2/B8 4.8 4.8
2014/15 R13/1088 23/12/2013 Unit DC6 - Prologis Ryton (Site B),London Road (A45) B2/B8 13.4 13.4
2015/16 R12/0190 21/03/2014 MTC Academy,Zone 3/4 Ansty Park B1 3.0 3.0
2015/16 R14/1703 27/10/2014 RG-4 Rugby Gateway,Leicester Road B8 4.1 4.1
2016/17 R15/1463 29/10/2015 RG-2 Rugby Gateway,Leicester Road B8 6.1 6.1
2016/17 R15/1467 21/10/2015 RG-3 Rugby Gateway,Leicester Road B8 4.3 4.3
2016/17 R15/1453 29/09/2015 RG-5 RugbyGateway, Leicester Road B8 16.0 16.0
2016/17 R14/2343*24/02/2015 London TaxiCompany, Zone 6 Ansty Park B2 8.7 8.7
2016/17 R14/0491*30/04/2014 Unit DC1 - Prologis Ryton,London Road (A45) B2 / B8 3.4 3.4
2016/17 R14/0217*17/02/2015 Unit DC7 -Prologis Ryton, London Road(A45) B2 / B8 6.7 6.7
2016/17 R15/1623 10/09/2015 Zone C (Plots 2 and 3) CentralPark, Castle Mound Way B2 / B8 6.2 6.2
2017/18 R17/1827 28/12/2017 Royal Mail Rugby Delivery Office, MillRoad, Rugby. B8 0.4 0.4
2017/18 R15/0394 02/11/2015 Land at Zone 2 Ansty Park,Airfield Drive.* B1, B2 & B8 2.9 2.9
2018/19 R18/0981 28/08/2018 Ansty Park, Land at Zone One,Airfield Drive, Rugby, CV7 9DR B1 1.7 1.7
2018/19 R15/0984  05/05/2015 Britvic Soft Drinks Ltd, Aventine Way, Brownsover,Rugby. B8 1.0 1.0
2018/19 R18/0523  28/09/2018 Unit 1, Central Building, Parkfield, Newbold, CV211QJ B8 0.4 0.4
2019/20 R17/1829 - Meggitt, Rolls Royce, Ansty Aerodrome, Combe Fields Road, Coventry, CV7 9JR B2 26.0 **

2019/20 R17/1367 - Stepnell Ltd, Lawford Road, Rugby, V21 2UU B1/B2/B8 5.1 5.1
2020/21 R19/1105 - Dollman Farm, Houlton, Rugby, CV23 1AL B1 Unknown
2020/21 R19/0072 - Unit 1, Parkfield Business Park, Rugby Western Relief Road, CV21 1QJ B8 0.4 0.4
2021/22 R19/1512 - Rolls Royce, Coombe Fields, Coventry, CV7 9JR B1a/ B1b 2.1 2.1
2022/23 R17/2019 - Former Peugeot Site C (Prologis Park), Oxford Road, Ryton, CV8 3EA B2, B8 16.7 16.7
2022/23 R20/1026 - Tritax Symmetry, Land North of Coventry Roa, Thurlaston B1a, B8 5.5 5.5
2022/23 R21/1165 - Rolls Royce, Ansty Aerodrome, Combe Fields Road, Coombe Field, Coventry, CV7 9JR B2, B8 6.4 6.4
2022/23 R20/0919 - Land on west side of A5, Watling Street, Clifton Upon Dunsmore, Rugby, CV23 0AJ B1a 2.0 2.0
Total 178.8 74.1 78.7
Total (B1b/B2/B8 plus B1 where mixed use) 168.1

Total 2013/14 to 2022/23 172.2
Total (B1b/B2/B8 plus B1 where mixed use) 10 years 2013/14 to 2022/23 161.5
** not counted against requirement as replacement
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Introduc�on 

The Rugby Borough Local Plan Issues and Op�ons: October 2023 iden�fies eight broad loca�ons that may 
be suitable for strategic employment uses (see accompanying map) to meet their needs. To assist the 
Council, Stoford has considered the suitability, achievability and availability of the poten�al broad loca�ons 
against much of the example criteria contained within Appendix 1 of the Housing and Economic Land 
Availability Assessment – Methodology for Coventry and Warwickshire (February 2022). The methodology 
refers to future sites being assessing using a red, amber and green (RAG) approach, which we have adopted 
in our work. Constraints which are absolute and cannot be mi�gated have been scored red, and constraints 
that have the poten�al to be mi�gated have been scored amber. If there is no constraint a green score has 
been awarded. An overall colour score has been provided against each site to indicate if it is suitable and can 
readily form part of the Council’s short-term supply. 

Advice from BWB consul�ng has informed our analysis of each site with regard to the transport related 
criteria.  

To provide an accurate assessment of each broad loca�on it has been necessary to define site boundaries 
based on the descrip�on of each loca�on within the Plan and previously submited Call for Sites submissions. 
We have suggested poten�al sites within the Broad Loca�ons, within this document.  

The poten�al strategic employment loca�ons iden�fied in the Issues and Op�ons Plan comprise: 

1. M6 Junc�on 2 (north of junc�on) 
2. Ansty Business Park Expansion/A45 Walsgrave Junc�on 
3. Prologis Park Ryton Expansion 
4. Safeguarded Land within the South West Rugby alloca�on 
5. A45/A4071 Junc�on 
6. A5 North of Houlton 
7. M6 Junc�on 1 
8. South of Hinckley 

For the avoidance of doubt, Stoford are promo�ng land at strategic employment loca�on number 6 - ‘A5 
North of Houlton’. Stoford have branded this site as “Rugby East”. 
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