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Introduction
Background and Objectives

DTZ has been commissioned by the CSW Sub-Redgi@arry out an Employment Land
Study to review the supply of, and demand for, eymlent land and premises across the
CSW sub-region. The study area is defined by the aityhboundaries of Coventry City
Council, Solihull Metropolitan Borough Council, NbrWarwickshire Borough Council,
Nuneaton & Bedworth Borough Council, Rugby Borougbuncil, Stratford on Avon
District Council and Warwick District Council.

The key objectives of this study are:

. to provide an overall assessment of employment reeedl and supply for the whole
CSW sub-region;
. to provide a basis for identifying / specifying amount of employment land to be

provided in each constituent part of the study aoeanable each local authority to
identify and allocate sites through their own depetent plans;

. as a basis for further work to identify strategimpéoyment sites to meet the
requirements of RSS; and
. to provide a model for other employment land rew@lsewhere in the region as part

of Phase Il of the RSS Review.
The outputs of the study will be used to inform

. the partial review of the Regional Spatial Strategy
. individual local authorities Local Development Famork preparation processes.

Method of Approach

We have separated our work- into three disstages to reflect the study objectives. The
first of these is the Demand Assessment, which slr@wa combination of ‘top down’ and
‘bottom up’ analysis to estimate future land regments. The second stage is the Supply
Audit, which appraises the existing quantity, gyadind distribution of sites and premises
across the area. The third develops an outlinenpig policy framework, drawing on the
findings of the demand and supply assessmentsdantifying key policies for future use.

In line with the ODPM guidance on preparing BEogyment Land Reviews, demand
assessments have been calculated using:

1. Alabour supply led approach;
2. A labour demand approach; and
3. Areview of past take up.

Each approach is accorded equal weightingepaing the report. All measurements are
in hectares or sq.m. where existing buildings aresitlered.

With regard to the labour demand approach, awe lused the following steps to arrive at
estimates of future employment land requirements:

. Step 1: Establish the nature of the anticipatedi@ynpent change;

. Step 2: Developing a range of alternative employtrseanarios; and

. Step 3: Relating the nature of employment chandartd-use floorspace. The key
output is to establish land requirements in terfns o
. land and floorspace requirements to 2016 & 2016202
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. use class categorisation — B1, B2 and BS;
. distribution across districts; and
. timing of requirements in five yearly intervals.

For the Supply Audit, we have reviewed the ¢jiarquality and distribution of sites and
premises across the CSW area. The first step os@pply appraisal was to compile a
database of all employment property (sites and eshin the area based on information
provided by the Client Steering Group. The secstgp was to appraise the sites and
premises against a range of criteria including siteditions, availability for development
and end use suitability (a list of criteria andsslfication guidelines used is provided at
Appendix Two). Key outputs of the Supply Audit wdp establish:

. the quantity of employment land in total and itiatility for different use classes;

. quality of provision;

. timing considerations in respect of the quantity sites available in the short,
medium and long term; and

. identification of key constraints holding sites b&dmm the market.

Our approach to the development of an outlioleey framework has been to concentrate
on:

. broad policy implications emerging from the demamdl supply analysis in respect
of the quantity and distribution of employment larejuirements across the sub-
region;

. guidance on issues associated with site selectiotors to assist authorities in

determining land allocations/proposals, includimedfic advice as to the most
appropriate location (if any) for a Regional Invesnht Site and site specific
recommendations for Coventry City Council; and

. broad recommendations for the actions requiredringlmg forward employment
sites for development.

Study Limitations

Whilst this study has applied the recommeraggatoaches to forecasting employment land
demand as set out in ODPM guidance, some cauti@ms theed to be exercised in
considering the results and conclusions.

For example, the conclusions and recommendatitade within the report are based on
projections taking into account past activitiesl amrrent thinking on future economic
performance.

The decline of the manufacturing industryhia UK has had a significant impact in terms
of employment land needs and associated with énisuring that appropriate quantitative
and qualitative provision is made for the future

In addition to this, the three forecastinghods applied all have limitations that must be
considered as summarised below:

Labour Supply Approach
This approach essentially considers how maly @are required to provide employment for

the area population. Accordingly, it does not talkeount of property market trends or
occupier requirements. In practise, it is alsoy\difficult to use this approach to justify
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significant changes in employment levels as thisardy be achieved by radical population
change.

The approach relies on accurate informationutalfuture migration rates / housing
development rates, future economic activity ratesgross commuting flows.

Labour Demand Approach

This approach uses Cambridge Econometricspdatéded at regional level and, as set out
at Appendix 2, converts this to three forecastggaiwth in the study area (baseline,
medium and high growth scenarios). Limitationstioése models (which need to be
reflected in the emphasis put on them) have beesidered by the Allsopp Review of

Economic Statistics and include:

> Estimates of Gross Value Added (GVA) are barelygadée at the regional scale and
GDP cannot be adequately modelled at below largeegions (the NUTS 2 areas);

> The Annual Business Inquiry is not yet robust atrégional level, or at smaller scales;

> There are important biases towards manufacturinigarS1C analysis and in the input —
output analysis; and

» The data that is used for disaggregation of redidoecasts e.g. employment or
population are subject to significant local errangl / or will be influenced by land use
planning decisions.

Whilst this is a valuable technique, the feiloy issues do need to be fully considered
when applying the information in forecasting:

» forecasts have a normal horizon of no more thato 1% years;

> are reliant on historic data and are less usefulléaling with new and emerging
sectors;

> are dependent on generic ratios to translate tioeseasts (in terms of employment or
GDP / GVA) into land and property requirements] an

> are most useful in dealing with manufacturing, ficial services etc, where the sector
is substantial and has reasonably homogeneous rpropgjuirements in terms of
location and type of building.

Past Take Up

This approach assesses future land requireninéxtrapolating previous levels of land
take up. This approach can be heavily influengeprbperty market investment trends and
does not necessarily consistently reflect the divjes of planning policy.

Other drawbacks from this method are that trasvbased on trends in historic sectors and
it does not pick up new and emerging sectors.dtge limited to the historic availability of
land, which will not necessarily be available ire thuture. Whilst this approach reflects
historic policy objectives it would clearly be vedifficult, if not impossible, for this
forecasting method to account for new objectives.

Therefore, whilst the conclusions and reconttagans provided are based on a detailed
analysis, changing economic circumstances will ichma the need for new employment

land across the sub region. It is with this in mifhét the plan, monitor and manage

approach must be taken by each authority througiptbduction of their LDF’s.
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In line with the brief, this report focuses b regional needs. Accordingly, the analysis
of supply and demand does not consider the poterdr@ribution that could be made by
regional level sites i.e. Regional Investment Sitdgjor Investment Sites or Regional
Logistics Sites.

Structure of the Report

The report is structured in a logical fashiahjch reflects the various stages of work that
have been carried out.

. Section 2 — Planning Policy Context — We have mtedia brief overview of the
existing planning policy context for developmenttie area.

. Section 3 — Employment Baseline. We consider tiadesand composition of future
employment change across the study area to 2016-20R6 is in Appendix 5.

. Section 4 — Employment Land requirements. We tieéate employment change to
land-use and estimate the land-take and floorsipagkcations. We also consider in
this section the potential impacts of sensitivdaldes such as floor area, land take
ratios and commercial property market factors.

. Section 5 — Supply Appraisal. Our supply appraieglews the quantity, quality and
availability of employment land supply across theaaas a whole and specifically in
relation to each district.

. Section 6 — Supply V. Demand & Policy Implication3his section of our report
brings together the demand and supply analysisairseries of policy considerations.
This section also provides a review of the plansxjoand the University of Warwick

. Section 7 — Conclusions and Recommendations. inaédection of our report sets
out the key conclusions and recommendations raguitom this study.
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Planning Policy Context

This section provides a brief review of theeveint planning policies for the study area.
This incorporates national policy guidance (PPFHAG®, PPG4, PPS 12 and PPG13), the
regional spatial strategy, Warwickshire Structui@Rnd each local plan/UDP.

Overall, this section provides a ‘state of plymmary on existing planning policies and
an assessment of the key issues to be addressid farmulation of policies through to
2026.

National Planning Policy

Relevant national guidance regarding employrfan is included in PPS1, PPG3, PPGA4,
PPS12 and PPG13. These advise on the need terdalistainable economic development,
how to achieve this and the risks of loss of sacti lto alternative uses such as housing.

PPS1 — Delivering Sustainable Development

PPS1 sets the foundation on which all othenmtey policy is based. It sets a clear
objective to deliver sustainable development invmhe most efficient use of land. The
sustainability objectives contained within this damce are integral to the delivery of
employment land through the sub region.

PPG3 - Housing

The guidance note directs the majority of dewelent to brownfield sites in sustainable
locations and places great emphasis on the nee@xonise density where suitable and to
generally make the most efficient use of land.

Of particular note with regard to this studye aamendments that were made to the
document in January 2005 relating to the delivefy new housing on redundant
employment land. The revised guidance supportsrébease of employment land for
residential development if sufficient evidence ¢enpresented by a developer to confirm
that a site is no longer viable for employment use.

It is key therefore that the local authoritiasthe study area devise suitable planning
policies within their Local Development Framewotkst account for the implications of
this guidance.

PPG4 — Industrial Development & Small Firms

As the specific national guidance on employniant, PPG4 is of direct relevance to the
recommendations made in this report and the subséquoduction of LDF’s through the
sub region.

PPG13 - Transport

PPG13 provides guidance on delivering susté&nadévelopment. Given the complexities
of the sub region with, amongst other issues, udrahrural relationships to consider, the
guidance provided within the document on accedsidihd location of development is key
in considering sites for development.
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Regional Spatial Strategy for the West Midlands (RS11)

Guidance provided within the RSS focuses olivateng ‘prosperity for all’ and an

improved quality of life. The guidance on employrmdand provides a foundation to
encourage the development of new high growth enmpémy sectors coupled with the
modernisation of the region’s existing traditiomalustries.

The RSS seeks to establish and maintain foliorof sustainably located employment
sites that can meet the needs of developers andtope The RSS recognises the need to
create a truly multi-centred region, delivered bfoaus on the MUA'’s, high technology
corridors and regeneration zones. All of thes#aitives seek to create economies that
come together to provide a competitive and sudtéend/est Midlands.

Policy PAI: Prosperity for All

Policy PAI provides a generic policy on thedtion of employment land and what local
authorities must do to deliver new opportunitied aegeneration. The policy puts
particular emphasis on the need to direct the ritgjof development to the MUA'’s whilst
also placing weight on the need to encourage dps@at in the regeneration zones. The
policy also focuses on the need to encourage infictare developments to foster the
improvement of skills and learning.

Paragraphs C and D of the policy are of padicrelevance to the study area as they
provide guidance on the development of greenfigé sand sites on the edge of or outside
MUA's. Considering the rural character of much bé tsub region these points are of
particular note.

Outside of the MUA'’s, the policy notes thabgb sites conforming with the following
criteria (paraphrased) should be given preference:

* Help meet the needs of the MUA’s and promote pasigéiconomic linkages with them
in sustainable locations

» Help meet the needs of rural renaissance and edlgauarket towns
» Will serve the needs of local regeneration areag; a

» Limits the need for commuting by providing a betbalance between housing and
employment (i.e. sustainability)

Paragraph D provides the following criteria ttevelopment proposed on the edge of
MUA's or on other greenfield sites:

* There are no suitable alternatives available owipusly developed land and buildings
within built up areas;

» The development should be capable of being seryedaib or high quality public
transport within easy reach of centres and fagdjtand

* The development respects the natural environmautt énvironment and historic
heritage in accordance with policies QE1-9.

The criteria provided above should form thenftation for much of the policy formulation
through the LDF’s in the sub region. Sustainabilityclearly intrinsic to the identification
of new employment opportunities and it is evidéatt the guidance above can be embraced
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by each local authority in providing planning pglihat will enable sustainable economic
growth in their areas. In short, development shd@dielivered that compliments the lead
role of the MUA's, rather than compromising theliépibf these areas in meeting their own
needs.

Policy PA2: Urban Regeneration Zones

This recognises the need to focus investmenfiv® regeneration zones in a bid to
encourage urban renaissance and help reverse tmmdjsgy trends of decentralisation of
economic activity and the decline of economies. &bty and Nuneaton, East Birmingham
and North Solihull are the urban regeneration zevigsn the study area.

Policy PA3: High-Technology Corridors

In recognition of the need to diversify andwgrthe region’s economy the RSS identifies
three high technology corridors within which clustievelopments to improve the region’s
research and development capabilities are supporfedarge part of the study area is
identified as a High Technology Corridor.

Policy PA4: Development related to Higher/Further Eucation and Research
Establishments and Incubator units

This policy is particularly relevant to thebstegion as Warwick University represents a
major employer and landowner of considerable ecanamportance. Close collaboration
between officers at Warwick and Coventry needsetonaintained in ensuring that support
is given to the university in delivering suitabbdensions to the facilities when required.

The university is split between the admintsteaboundaries of Warwick and Coventry.
Short-term expansion plans are focussed in the VWkrarea, involving development
within the green belt. Warwick DC remains suppa@rtiof the University but careful
thought is needed to ongoing development requirésneonsidering such potential
constraints.

Policy PA6: Portfolio of Employment Land

This policy confirms the need for local autties to maintain a range and choice of readily
available employment sites to meet the needs ofettamomy. The policy provides a
hierarchy of sites as follows:

» First Tier Sites — Regional Investment Sites, Mdjorestment Sites and Regional
Logistic Sites.

» Second Tier Sites — Sub-regional employment séesd quality employment sites and
other employment sites.

The policy notes that authorities need toewvemployment land allocations and needs
when preparing their development plans. Principlesustainable development are at the
heart of the criteria for the development of alpe¢g and sizes of employment land. This
study is looking at the second tier level of sites.

Policy PA14 — Economic Development & the Rural Ecamy

Considering the rural nature of much of the iegion, policy PA14 is a relevant policy of
the RSS. The policy supports the diversification @evelopment of the rural economy,
making it clear that this should be focussed on lHrger towns and villages easily
accessible to their rural hinterlands.
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RSS Review

The Regional Spatial Strategy is currentlyargding a partial review. It is the requirement
of this review that has played a large part indbmmissioning of this study, as the revised
strategy needs to give advice on the amount, tgddacation of employment land required
to 2026.

Warwickshire Structure Plan

The plan recognises the need not only to geothe required amount of land to facilitate
the growth of the service economy but also to enaidustrial employment opportunities
for those made unemployed through the demise ofngiand traditional manufacturing

activities. The Plan seeks to halve unemployménbugh the provision of suitable

employment sites.

The plan provides targets for employment lBndeach of the five local authorities. Of
particular significance is the identification ofetHAnsty’ site in Rugby as a Major
Investment Site; which is a strategic regional. site

Local Plans/UDP’s

In order to avoid unnecessary duplication, hage not provided a detailed review of
planning policy contained within each local plant lnstead summarise the aims and
objectives of employment policies contained witldach. Although LDF's will soon
update and revise existing policy, it is importéminote that these remain extant and are
key considerations when dealing with employmend lissues in the interim period.

Coventry

The employment chapter of the Coventry Devalamt Plan provides a set of policies that
seek to protect, strengthen and diversify the igconomic base between 1996 and 2011.
Having recovered from damage done by the recessibtie 1980’s and early 1990’s, the
supporting text recognises how the city has movewh fa traditional manufacturing base to
a more diverse economy with successful financiall gmofessional services firms
flourishing.

Reference is made to the need to supporetbation and diversification of the automotive
R&D industry. The plan is also supportive of dewslents involving new technologies
and clusters of development and expertise. Theeepslicy that discourages large scale
warehousing (4,000 sq.m +) unless it meets ceddti@rion of accessibility by rail freight,
being required to meet a specific local need orgets a certain employment density.

The stated aim of the plan is:

“to provide sufficient land of a range of qualityral size to strengthen and diversify the
economic base of the city, in order to maximise doyment and minimise economic
disadvantage.”

The plan allocates 16 Principal EmploymenesSitvhich together with the protection of
existing employment sites are seen as integral hi» ¢ontinued improvement and
development of the city’s economy.
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Solihull

The employment chapter contained within thdih8lb UDP (2006) recognises how
dramatically the borough’s economy has grown ansieoncern about continuing low
employment in the north of the borough.

The UDP confirms the success of large sitahinvithe Borough such as Birmingham
Business Park / Blythe Valley and encourages thehdu development of major

employment locations such as Birmingham Internatidarport and the NEC. The chapter
refers to the continued diversification of the emmy, the buoyant office market and the
favourable location of Solihull with regard to assibility to the national, regional and
local highway network.

The plan recognises the need to stimulate@mmnt in the north of the borough, part of
which is in the East Birmingham and North SolihBkgeneration Zone established by
Advantage West Midlands.

The Solihull Employment Land Needs Study wasmeted in March 2004. The report

concluded that the then available supply of landrofuind 23ha was only situated in two of
the four broad areas in the Borough and that wivempared to recent take up rates there
was a supply of only around five years. This rigearound 7.5 years if potential supply is

taken into account. The report confirmed a tiglgmy of premises and sites in the north
of the Borough.

The report made several policy recommendationkiding:

1. The council will need to consider additionalba#tions through emerging LDF’s to
maximise the economic role of the Borough;

2. Protection of employment land from alternatiges)
3.  Creation of distinct roles for employment site¢he Borough.
Warwick District

The key aim of the Warwick District Local Plento meet the employment needs of the
whole community to 2011. In order to achieve this Plan recognises the need to stimulate
and support growth both in the urban and ruralsacéahe District.

In directing new employment development, tlenReeks to direct the majority of such
development to established employment areas, to wemtres, to allocated sites and to
sustainable sites adjacent to public transportéhenges and corridors as highlighted on
the proposals map.

The Structure Plan requires 132 hectaresnof la be developed for employment purposes
to 2011.

Stratford-on-Avon
The aims of the Local Plan are to provide rewloyment development on suitable sites in
and around Stratford-upon-Avon and the main rueities, together with small-scale

development in smaller settlements to meet locatlae

The majority of new development is directedams Stratford-upon-Avon, though the
main rural centres all have important roles in ioyimg the economic performance of the
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District. Major development at Wellesbourne in jgatar has come forward in recent years
making the best use of accessibility to the natibighway network.

Sustainability is a major consideration fog ttouncil, and the plan seeks to ensure that
most development is located in larger settlementsvehere appropriate access by public
transport can be gained

The Structure Plan allocates 81 hectaresndf ta be developed for employment purposes
to 2011.

Rugby

The Local Plan (adopted July 2006) providssteof policies, aims and objectives geared
towards redefining the Borough's economic baseowdlhg decline of the traditional
manufacturing sector.

The plan recognises that many of the lossmsght about by the decline of manufacturing
have been offset by the growth of other sectordjqodarly warehousing and distribution.

The plan recognises that the Borough has good sitcdke national road network, which
has clearly been attractive to a number of occapier

In meeting employment needs, the focus has tiex development of prime sites within
and around Rugby and close to the M6. However,ptha realises the importance of
strategic employment locations in the rural paftthe Borough. This includes Ryton on
Dunsmore, Church Lawford and individual companiesasge site such as Rolls Royce.

The plan confirms that Rugby has sufficiemdlessupply to meet the Structure Plan
requirement to 2011.

The Council published an employment land dpakan September 2004. The results of
this have been fully considered in preparing tajsort.

This study provides a positive report on theleyment land situation in Rugby, though
points out a number of areas for improvement. Tdmort confirms that Rugby has a
healthy economy with low unemployment and a stegdywth in new employment
development. The report also notes that if alblanrrently identified is developed the
Structure Plan target to 2011 should be met. Slagincern is also raised about the
movement of the economy to one with a storage astfilition base, which is not
considered ideal due to the low density of emplaynm@rmally involved.

The key recommendations within the reporiaréllows:

* Protect existing employment land and ensure thgt redevelopment of this land
involves an element of employment use (i.e. 20%evklopment at least);

* Provision of more small to medium sized premises;

* Provision of more B1 space;

* Maintain and improved job density of 48 per hectare

* Redevelopment, extension, conversion and improvesierageing facilities.

Overall, the report confirms that Rugby iscassfully diversifying its economic base but
that there is a danger of over reliance on stoaagkdistribution should the Council not be

10
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able to encourage more B1 developments and an wegn@nge of small to medium sized
units.

North Warwickshire

The Local Plan recognises the significant egipent change that has been seen through
the Borough over the past 30 years. Traditionalyant on farming and coal mining, these
industries are in decline and have been replacegttayl / wholesale distribution, storage
and public administration.

The regeneration of derelict land has fatdidahe development of major employment sites
in the Borough such as Hams Hall (Regional Logis8ie), Birch Coppice and Kingsbury
link. The Borough has a good supply of employniant to 2011. As the Structure Plan
permits no further allocations, the Plan recognibed existing availability should meet
needs to 2011.

Nuneaton & Bedworth

The Local Plan recognises the substantiallgsbes that occurred due to the continued
decline of traditional manufacturing. This has fiael effect of creating some of the most
deprived wards in Warwickshire within the Borough.

In response to this, the Plan seeks to suppgeaneration and a more diverse economic
base. The intention of the Council to achieve tRidighlighted by the delivery of a
number of key employment sites, namely those arddadeaton such as Bermuda and
Griff Clara providing employment primarily in théosage and distribution sector. These
developments are delivering key new employment dppiies for the Borough.

The Local Plan recognises the importance @fGaventry / Nuneaton Regeneration Zone
in stemming further economic decline and promotihg revitalisation of suffering
communities.

Summary

Overall, the individual plans provide a largk tstrategy that seeks to protect, strengthen
and most importantly diversify the sub-region’s mmmy. Major recent developments
across the sub region indicate that the strategeesecuring appropriate new development.

The sub region provides high quality officevelepments, research and development
facilities, storage and distribution opportunitegsd a range of supporting employment sites
and premises that are supporting economic developmespite continued decline in
traditional industries and manufacturing.

However, as the supply of sites is taken epsttb region will face challenges in facilitating
continued economic growth and diversification. reEhare a range of constraints to further
releases of land and each local authority will heoveonsider how best to achieve this in
light of their own specific circumstances. Recomdegions on policy development are
provided at chapter 6.

11
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Employment Baseline

A key issue for the area is how much employmant will be required to support
economic growth and demographic changes in theemgibn. A further issue is how this
growth and associated demand for land (and lahsilirpe distributed across the various
districts in the sub-region.

Traditionally, land use planning has assesbedréquirement for employment land by
considering the extent of employment growth anddsein floorspace/worker ratios. It has
been generally assumed that in times of high ecangmowth (with rising output and
employment), floorspace/worker ratios will be riginndicating that economic growth
would increasingly require larger amounts of latthving said this, in recent years rising
economic growth has been accompanied by little aogrowth in floorspace and this is
demonstrated by falling floorspace/worker ratioséntain sectors. It is possible therefore
that the traditional relationship between econongmwth and requirements for
employment land may be changing in some sectorstagmins in productivity through
more efficient use of resources including employnhend.

Sections three and four provide informationassessing the implications of economic and
demographic trends in considering employment l&ggiirements in the Coventry, Solihull
and Warwickshire sub-region. It covers informatietating to:

» demographic profile, trends and estimates of lalsapply for the Coventry, Solihull
and Warwickshire sub region over the period 200862@ key element for informing
future provision of employment land is the way ihieh the population is expected to
change;

> employment baseline and trends for the sub-region.

> employment forecasts for the period 2006 to 20E&t{Bn Four) and 2016-2026 in
Appendix 5.

Demographic Characteristics

The population of the Coventry, Solihull and nMakshire (CSW) area in 2004 was
estimated to be 1,030,16@vith 30% of this total in Coventry, 19% in Solihahd 51% in
Warwickshire. Over the last three years the pdfmran CSW has grown faster than both
the West Midlands and England and Wales as a whole.

The working age populatidis particularly important as it indicates the si#ehe potential
workforce. In 2004, the proportion of the popwativho were of working aden the
CSW area 649,000 (62%) was broadly similar to bib#n West Midlands (61%) and
England and Wales as a whole (62%). Within CSWetle significant variation with the
working age population, making up only 60% of tlat population in Solihull and
Stratford-on Avon, rising to 65% in Warwick. In @Sthe working age population has
grown at more than twice the rate of the West Midiabetween 2001 and 2004, with the
population older than working age growing a litiéster than the West Midlands and the
younger population declining proportionately leg#is is shown in figure 3.1.

! Mid Year Population Estimates, ONS © Crown Copyright
2 The working age population includes men aged €8 and women aged 16 - 59
® For this analysis working age is calculated asemalpulation 15 — 60 and female population 15 - 59

12
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Figure 3.1 — Percentage change in population, 20812004
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Source: ONS FPopulation estimates @ Crown Copyrioht, adapted by DTZ Pieda Consuwiting

Between 1984 and 2004 the population of CSWeased by around 4%, slightly ahead of
the West Midlands regional population change of.3% absolute terms this represents an
increase of some 38,300 persons. The largestaserkas been in the population above
working agé (32,900). There has been a smaller increaseeiwtrking age population
(16,100) and a fall in the population below workamge (-10,700).

In future, the changing demographic patternsleenw in recent population change will

continue to take effect and there will be a consiie impact on the relationship between
the working age population and the total populatidinis is often discussed in relation to
the looming pensions and social/health care ansise UK. Life expectancy has increased
and fertility rates have fallen.

Estimates of how the population will changeCioventry, Solihull and Warwickshire are
shown in Figure 3.2. These are based on trendsrih rates, mortality rates and net
migration (the balance of people moving into antdafuan area). In future, the growth in
population in the CSW area is expected to be nfme that of the West Midlands, driven
by population growth in Warwickshire. However, gth in population of working age is
projected to be limited.

* Mid Year Population Estimates, ONS © Crown Copyright
For this analysis working age is calculated as npalpulation 15-64 and female population 15-59. Watjpn below
working age are those below 15 and above workirgaag males 65+ and females 60+.
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Figure 3.2 — Projected population change 2003 — 26@nd 2003 — 2011

%

0.1 1

O West Midlands @©mCSW OCoventry O Solihull O Warwickshire
01 - 5.8%
0.1 1
0.0 1
0.0 - 2.9%

22%
[}
0.0 2.3%
0.0 A 0.5% 0.7%
0.5%
UD T T 1
0.1% 0.2% L

0.0 4 1.3%

% change 2003 - 2006 % change 2003 - 2011

Source: ONS Popufation Projections @ Crown Copynighl, adapled by D72 Pleda Consulting

Note: the base year for these projections is 2003.

Labour Market Profile
Employment, Unemployment and Economic Activity

3.9 In the CSW area there are 491,000 people inogmgnt and 17,000 who are unemployed.
The employment rate among working age people isenigh the CSW area (77.8%) than in
either the West Midlands (74.7%) or Great Britarid.0%). There has been growth in
employment rates across CSW over the last fivesyedhis has also been the case in the
West Midlands and Great Britain (see Figure 3.3s employment rates have risen,
unemployment has fallen. Decline in unemploymeates has been strongest among
women in CSW, falling by 2.0%, compared to a fdllld6% among males. The fall in
unemployment in CSW is in line with the change memployment throughout the West
Midlands, and is faster than the rate in GreatBrias a whole (see Figure 3.4).
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Figure 3.3 — Proportion of the working age populatn in employment
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Saurce: ONS @ Crown Copyright, adapfed by DTZ Pisda Consuifing

Figure 3.4 — Proportion of the working age populattn who are unemployed (ILO
unemploymenty

% O Jun 1999-May 2000 @ Jun 2004-May 2005
6.5

Great Britain West Midlands Coventry, Solihull and Warwickshire

Source: ONS @ Crown Capyright, adapled by DOTZ Pieda Consuifing

® There are two commonly used measures of unempletyn¥he first is claimant count - claimant counai UK
measure and indicates the number of people elifisland claiming unemployment benefit. The secisnthe
International Labour Organisation (ILO) measuree(Usere) — the ILO unemployment rate shows people w
are unemployed but would like to work (even if theg not actively seeking work). The ILO unempl&yh
rate is an internationally recognised measure employment. The claimant count is generally lotem the
ILO unemployment rate.
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Sometimes, falling unemployment can be obskenveonjunction with a rise in economic
inactivity caused by, for example, people claimimgapacity benefit and no longer seeking
work. In the CSW area in the period June 2004 &y M005 economic inactivity rates
were 19.5%, lower than the average in the West afidib (21.4%) or Great Britain as a
whole (21.5%).

Across the CSW area, inactivity has faller2@®4/05 from the level it was at five years
ago. Within CSW, Warwickshire has shown a risenmctivity, with both Coventry and

Solihull showing a decrease in inactivity. In théest Midlands and Great Britain
inactivity has increased very slightly by 0.1% &n8% respectively (see Figure 3.5).

Figure 3.5 —Change in economic inactivity rates 1992000 - 2004/2005

%
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-4 -3.7
Great Britain West Midlands Coventry Solihull Warwickshire  Coventry, Solihull

and
Warwickshire

Source: ONS @ Crown Copynight, adaplted by DTZ Fieda Consuifing

Skills

The working age population in CSW has a dighigher proportion of individuals
gualified to NVQ level 3+ than the West Midlandsda@reat Britain as a whole. NVQ
level 3 includes A levels. This is mainly concaigd in Solihull and Warwickshire, with
the urban centre of Coventry having proportionatelyer working age people at this level
than the average in Great Britain, although stijhler than the West Midlands average (see
Figure 3.6)
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Figure 3.6 — Proportion of the workforce qualifiedto NVQ level 3+, June 2004 — May 2005
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Soures; Noris Labour Fores Suniey @ Crown Copyrioht adapted by OTZ Plada Consufting

3.13 This picture is also true of the working agguydation qualified to NVQ level 4+. NVQ
level 4 includes undergraduate degrees and HNDBEhUl again has the largest proportion
of working age people qualified at NVQ level 4+thwboth Coventry and Warwickshire
having proportionately fewer working age peoplelifjed at this level than the average in
Great Britain, but more than the average in thetWwWekdlands (see Figure 3.7)

Figure 3.7 — Proportion of the workforce qualifiedto NVQ level 4+, June 2004 — May 2005
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Source: Narmis Labour Force Suney @ Crown Capyright, adapted by DTZ Pleda Consulfing
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The median weekly wage in Coventry (£403.20pbélow that for the West Midlands
(E405.30) and the UK (£431.20). However, in Sdliland Warwickshire the median
weekly wage is higher at £465.00 and £461.90 réisede  This is shown in Figure 3.8.

Figure 3.8 — Median weekly Earnings, 2005

3.15
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Source: ONS @ Crown Copynight, adaplted by D72 Fieda Consuwiing

Occupation Structure and Occupational Change

The occupation structure of the CSW areaadsadiy in line with both the West Midlands
and Great Britain although there are some diffegsrmetween Coventry and Solihull and
the regional and national picture. Within CSW, ildl has a higher proportion of
managers and senior officials (17%) than either réigional (13%) or national (15%)
averages. There are proportionately more peopfdagmd in professional occupations in
both Coventry (15%) and Solihull (15%) than in West Midlands (11%) or Great Britain
(12%). Coventry has proportionately fewer assecmbfessional and people engaged in
technical occupations (10%) than the wider Westlatids region (12%) or Great Britain
(14%). The proportion of the workforce involved @mministrative/secretarial roles is
greater in both Coventry (16%) and Solihull (15%art in the West Midlands (12%) or
Great Britain (13%). A smaller proportion of bdtie Coventry (9%) and Solihull (8%)
workforce is employed in skilled trades comparedh®s West Midlands (13%) and Great
Britain (11%). Coventry also has a larger proportiof its workforce employed in
elementary occupations (16%) than the West Midlasla whole (13%) or Great Britain
(12%). A more detailed breakdown for the sub-areitlsin Warwickshire is not available
due to data limitations.
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Figure 3.9 — Occupation Structure
B managers and senior officials O professional occupations
O associate professional & technical O administrative and secretarial occupations
O skilled tracles occupations O personal service occupations
O sales and customer services occupations O process plant & machine operatives
o O elementary occupations

Great Britain West Midlands Coventry Solihull Warwickshire  Coventry, Solihull
and

) Warwickshire
Source: ONS @ Crown Comeright, adapled by D77 Pieda Consuliing

Note: data in this chart is based on place of ezgid, rather than workplace.

Self Employment

3.16 Compared to Great Britain, a smaller propartd employment in the CSW area is self-
employment. Self-employment in CSW is 11.2%, blypad line with the average in the
West Midlands (11.0%). Within CSW, self-employméntowest in Coventry (8.2%) and
highest in Solihull (13.3%).

Figure 3.10 — Proportion of those in employment whare self-employed, 2004
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Source: Normis @ Crown Copyright, adaptfed by DTZ Fleda Consulfing
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Figure 3.11 shows the concentration of emptaym key sectors relative to Great Britain.
It shows location quotients a measure of relativacentration. A value less than one
indicates that the sector is under-representedivielto Great Britain and a value greater
than one indicates that the sector is over-reptedeslative to Great Britain.

Compared to Great Britain as a whole, the C&¥a (and particularly Coventry) is
relatively over-represented in manufacturing indastand is slightly under-represented in
services. Despite this relative over-represematiemployment in the service sector
(403,100 employees in 2004) is significantly hightaean for manufacturing (70,000

employees in 2004). In the CSW area, 84% of thkfeoce are employed by companies
in the service sector, compared to only 15% areleyed by manufacturing companies.
These proportions are broadly constant across ehtfe counties of Coventry, Solihull

and Warwickshire.

Figure 3.11 — Employment by key sector, location duient relative to Great Britain,
2004
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Source, ONS @ Crown Copyright, adapled by DTZ Piada Consulfing

Industrial Change

Over the last five years (1999 — 2004) in C8W,number of employees in manufacturing
has declined by 27%, whilst the number of employadbe service sector has grown by
11%. Employment in the primary sector has declisleghtly although this sector employs
only a very small proportion of the CSW workforce.

Changes in the business stock are shownunefig.12. This details VAT registration data
and therefore does not include some of the smabeasinesses that are below the VAT
threshold and have chosen not to register. Thebrumwi businesses in the manufacturing
sector has declined by 2.8% across the CSW areatwihé number of businesses in the
service sector has grown by 0.9%. The rate ofiedd sharpest in Warwickshire, where it
is 3.7% - a full one percentage point below thdidean Great Britain as a whole. Within
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Warwickshire decline is fastest in Warwick (5.8%§tratford-on-Avon (4.9%) and
Nuneaton and Bedworth (4.3%). The growth in newitesses in the service sector is
above the level in Great Britain and the West Mid&throughout the CSW area.

Figure 3.12 - Net change in number of VAT-register@ businesses as a proportion of
the VAT-registered business stock, 2004
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Source. Nomis @ Crawn Copyrioht, adaptad by DTZ Pleda Consulfing

Of particular interest to this study is themging structure of the manufacturing base.
Over the 5 year period 1999 to 2004, manufactuangployment declined by almost
26,000 and a reduction in the number of businegs oharound 250. Of this decline in
employment, 58% was in businesses employing 200ave employees. This is in excess
of the proportion employed in units of this siz& much lower proportionate fall was
experienced in businesses of 50 employees or [ESs would suggest a shift away from
large scale manufacturing plants towards smallés.unin 2004 75% of manufacturing
businesses employed between 1 and 10 employeds.cdimpares to 2% employing 200
or more. The average business size in 2004 stob2d | comparison to 28 only 5 years
earlier.

Forecasting Methodology

3.22

In assessing potential future employment requénts we have applied several techniques:

»  an employment demand led approach;
>  alabour supply led approach;
»  an assessment of past trends.

Consideration has been given to the need to prdarkfor potential future job growth,

replacement for jobs lost as a result of econogstructuring and the need to provide for a
churn of stock over time.
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This section of the report sets out the resoiitthe employment demand led forecasting
exercise undertaken as part of this study. Thikides both a baseline scenario and two
alternative higher growth scenarios based on dinengnd opportunities within the sub
regional economy, which benefit from policy suppfot particular sectors through the
regional economic strategy. Secondly, forecadbaged on the labour supply approach is
included. Finally, and in line with the approacking considered by the RSS Phase 2
Revision, a forecast based on past land take imglisded.

Employment Demand Forecasting Methodology

The employment forecasting analysis is basedaltavo stage approach:

> Employment forecasting for the sub-region and dturesit districts; and
> Translation of employment forecasts to floorspand kand requirements based on
sectoral land use patterns.

Employment Forecasting

There are no existing employment forecasterecast models for the West Midlands or its
constituent sub-regions other than those availaslen commercial forecasting
organisations. Whilst the West Midlands Regionalks€vatory is looking to develop a
regional forecasting model, this is still some 6+h@dnths from completion. The West
Midlands Regional Spatial Strategy does not coraay explicit employment forecasting.
Housing forecasts within the RSS are related tedast demographic patterns rather than
employment demand. Therefore, this research hasajeed employment forecasts for the
entire study area and the six constituent distuottary authorities. A baseline scenario
has been constructed from ABI data and sub reggnoaVth projections.

Cambridge Econometrics (CE) regional foredaaste been used to generate forward
projections. CE regional forecasts are availatte30 industrial sectors and run to 2015.
For the purposes of this study, we have extrapolateg-term sectoral growth rates to
2026. Compound Annual Growth Rates (CAGR) for@echave been calculated in order
to project employment change at five-year intervdleese sectoral CAGRs have been
applied to the base year data for each area taaferferward projections at the local and
sub-regional level.

Two additional scenarios have been developgedand above the baseline position. These
introduce uplift to growth rates (or decrease tesaf decline where a negative growth rate
is forecast) for particular sectors. The mediuowgh scenario adjusts those sectors
relevant to the clusters identified within the RiSs sectors (i.e. business services, public
administration, education and health, wholesaleratadl) at the district level, which have
outperformed the West Midlands over the period 120@4. The high growth scenario
builds upon the medium growth scenario with an taaluil uplift across all sectors to

model the potential impacts if CSW outperforms\tiest Midlands across the board.

The "high growth" figures from the CE meth@¥é been adopted in the conclusions on
employment land requirements as they best reftecstrengths of the CSW sub-region and
its ability to outperform the Region as a wholeédmms of attracting employment —related
investment.

The CSW sub-region, as a whole, is a dynango@nic area with an active skilled

workforce. It is an attractive location as a plaxéive and work. Potentially, it is well
placed to make a further important contributiothis Region's economy. For these reasons
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it is appropriate to take an optimistic view of dayment growth into the future, subject to
policy constraints that may affect provision forgayment land

Land Use and Floorspace Forecasting

Sectoral employment forecasts have been #&tadslto model floorspace and land use
impacts. A matrix of land-use by sector has beeedu® assess the implications on
employment land (B-class uses) as a result of gmpat change. A number of

assumptions relating to floorspace per worker amekelbpment density have been made.
These are set out in more detail within the follogvsection of this report.

Cambridge Econometrics Regional Employment Forecast

Cambridge Econometrics employment forecastshio West Midlands region suggest total
employment growth of 0.4% p.a. between 2006-1lyisig to 0.3% p.a. in the longer term
to 2026. This compares with UK forecasts of 0.6% growth 2006-11 slowing to 0.5%
p.a. in the longer term.

Table 3.1below sets out in summary the regional changenpl@yment across three broad
industrial sectors. This clearly emphasises thedast switch away from manufacturing
industry towards the service sector, which in twithhave significant implications for future
land use.

Table 3.1 Regional Sectoral Employment Change Base@n
Cambridge Econometrics Forecasts (2001-15)

2006-26
Primary -20,000
Industry(Manufacturing & Construction) -135,000
Services +327,000
Total +171,000
Figures may not sum due to rounding

Employment Forecasts for the Sub-Region

Table 3.2sets out the headline employment forecast outfoutshe sub-regional area of
Coventry, Solihull and Warwickshire over five petsy 2006 — 11, 2011 — 16, 2016 — 21,
2021 — 26 and the whole period. This presents thahotal employment change and the
inherent CAGRs within the forecast model.

Table 3.2 Headline Outputs of Sub-Regional Employn Growth Forecasts

2006-11 2011- 2016- 2021- 2006-26
2016 2021 2026

Employment Change
Baseline Scenario 14,600 9,800 9,80( 9,800 44,000
Medium Growth| 17,400 12,100 12,100 12,100 53,700
Scenario
High Growth Scenario 20,300 14,400 14,400 14,400 ,5@3B
CAGR
Baseline Scenario 0.60 0.39 0.38 0.37 0.44
Medium Growth 0.71 0.48 0.47 0.46 0.53
Scenario
High Growth Scenario 0.82 0.56 0.55 0.53 0.62
Benchmarks
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UK 0.61 0.52
West Midlands 0.44 0.27 0.26 0.26 0.31
Source:DTZ

Table 3.2 shows that the three alternativaastes all forecast strong performance in
comparison to the West Midlands baseline positidrhis reflects the current industrial
structure of the CSW sub-region, with strengthseaotors forecast to grow strongly in both
the short and longer term. The medium growth aderlies broadly in line with the
baseline forecast for the UK in terms of growtresatwith the high growth scenario based
on growth rates above UK levels.

In terms of absolute employment change, thesearios indicate a net growth in
employment of between 14,600 and 20,300 over tieeyfear period 2006-11. Beyond
2011, growth is forecast to be in the range of @8014,400 for each five-year period.

The major growth sectors are forecast to bsiridss Services, Public Administration,
Education & Health and Wholesale & Retail. Muchthé employment within these
sectors is not directly related to employment lgad. Retail — A-class use and Education
& Health — C & D class-uses). The change in empieyt by broad sector is illustrated in
Figure 3.13.

Figure 3.13 Sub-Regional Forecast Employment Chand#06-26
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Analysis of four-digit SIC data (only availablor past trends) on manufacturing sectors
over the period 1998-2004 shows that on averagdogment decline within the sector
overall was around 5,000 jobs per annum. Howetés,varies from 3,300 jobs over the
period 2003-2004 to 10,000 jobs in the period 22001. This net position hides
significant variations in terms of gains and lossesoss the CSW sub region due to
average annual employment gains of around 5,0@0gebannum with a decline averaging
at 10,000 jobs per annum. Again there is a range the period for both gains and losses
although not as significant as for the net position

District Level Employment Forecasts

Tables 3.3to 3.7 set out in summary the forecast employment chahgelsstrict level.

District level forecasts based solely on tb@nemetrics data can highlight implications of
sectoral trends but must be treated with some @abcause employment trends resulting
from business decisions affecting local areasesgtied to overall trends in the sector. For
example, at a local level, factors such as avditalof labour or sites and premises can
have a significant influence on investment decisionn addition, the ABI has been the
main source of data used to disaggregate employgremith from a regional to a sub-
regional level and there are some concerns regattia reliability of the data at a sub-
regional level due to a high degree of volatility.

With regard to the issue of ‘volatility’ much the information is survey based the sample
sizes are smaller at more local geographies, hdatzecan be less robust. Data is also more
open to fluctuation as, for example, the closureoot large company can have a

disproportionate impact on a local area comparéis twider impact.

However, when aggregated to provide estimateahe study-area level the forecasts are
more reliable. Therefore, the main emphasis shbeldn the entire sub-regional forecasts,
with district level forecasts used to provide adasténdication of change within component

parts of the sub-region.

Table 3.3 District Employment Change 2006-11

Baseline Scenario| Medium Growth High Growth
Scenario Scenario
Coventry 4,300 5,000 5,700
North Warwickshire 300 500 700
Nuneaton & Bedworth 1,000 1,200 1,400
Rugby 800 1,000 1,300
Solihull 3,700 4,500 5,200
Stratford-on-Avon 1,500 1,800 2,200
Warwick 2,900 3,200 3,700
Sub-Regional Total 14,600 17,400 20,300

Source:DTZ
Figures may not sum due to rounding

Table 3.4 District Employment Change 2011-16

Baseline Scenario| Medium Growth High Growth
Scenario Scenario
Coventry 2,800 3,300 3,900
North Warwickshire 200 300 400
Nuneaton & Bedworth 600 800 900
Rugby 500 700 900




CSW Sub Region
Employment Land Study

June 2007
Solihull 2,800 3,500 4,000
Stratford-on-Avon 900 1,100 1,400
Warwick 2,100 2,400 2,800
Sub-Regional Total 9,800 12,100 14,400
Source:DTZ
Figures may not sum due to rounding

Table 3.5 District Employment Change 2016-21

Baseline Scenario| Medium Growth High Growth
Scenario Scenario
Coventry 2,800 3,300 3,900
North Warwickshire 200 300 400
Nuneaton & Bedworth 600 800 900
Rugby 500 700 900
Solihull 2,800 3,500 4,000
Stratford-on-Avon 900 1,100 1,400
Warwick 2,100 2,400 2,800
Sub-Regional Total 9,800 12,100 14,400

Source:DTZ

Figures may not sum due to rounding

Table 3.6 District Employment Change 2021-26

Baseline Scenario| Medium Growth High Growth
Scenario Scenario

Coventry 2,800 3,300 3,900
North Warwickshire 200 300 400
Nuneaton & Bedworth 600 800 900
Rugby 500 700 900
Solihull 2,800 3,500 4,000
Stratford-on-Avon 900 1,100 1,400
Warwick 2,100 2,400 2,800
Sub-Regional Total 9,800 12,100 14,400
Source:DTZ
Figures may not sum due to rounding

Table 3.7 District Total Employment Change 2006-26

Baseline Scenario| Medium Growth High Growth
Scenario Scenario
Coventry 12,600 14,900 17,500
North Warwickshire 800 1,400 1,900
Nuneaton & Bedworth 2,900 3,600 4,300
Rugby 2,400 3,100 3,900
Solihull 12,000 15,000 17,400
Stratford-on-Avon 4,100 5,200 6,400
Warwick 9,100 10,400 12,000
Sub-Regional Total 44,000 53,700 63,500

Source:DTZ

Figures may not sum due to rounding

Labour Supply Forecasting
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When considering the scale of employment dratis also useful to analyse the forecast
change in the labour supply. The analysis consi@stisting projections to provide a
comparator to the employment forecasts presentdakiprevious section.

The analysis below includes a particular famushe projected change in the population of
working age in the CSW sub-region. The employnfergcast analysis outlines the net
additional demand for employment in the sub-regiver the period 2006 — 26. In
contrast, this analysis focuses on the potentt@uda supply and identifies the number of
jobs required to maintain a healthy and balanceédua market in the sub-region. We
acknowledge that in reality the demand for labautt a balanced and healthy population
are not independent (e.g. higher demand for laldlstimulate population growth).

Recent Population Change

The total population of CSW (2004) stood &80,100. The population of working afe
stood at 649,000, some 63% of the total population.

Over the last twenty years (1984-2004) theufadipn of CSW has increased by around
4%, slightly ahead of the West Midlands regiongbydation change of 3% In absolute
terms this represents an increase of some 38,380n® The largest increase has been in
the population above working @§€32,900). There has been a smaller increasedn th
working age population (16,100) and a fall in tlipglation below working age (-10,700).

Future Population Change

The changing demographic patterns evideneeent population change will continue to
take effect and there will be a considerable impacthe relationship between the working
age population and the total population. Thisfisrodiscussed in relation to the looming
pensions and social/health care crisis in the Wkfe expectancy has increased and birth
rates have fallen.

ONS Population Projections (2003 based) fetetatal population increase across the
CSW area of some 81,600 over the period 2006-2GanfAaverage increase of almost 4,100
persons per year this is significantly higher thiae 1,900 persons per year increase over
the last 20 years. However, using consistent diefirs of working age to those used in the
recent population change analysis there will beiramease of only 2,400 persons of
working age. The working age population of the C&Wa is projected to be only 59% of
the total population by 2026.

However, there is currently talk of increasithg state pension age from the current
position of 65 for men and 60 for women. Over pleiod of analysis relevant to this study

the impact of current planned changes would benarease of 1 year to the state pension
age taking effect at 2020. If this were the cése ncrease in working age population over
the period 2006-26 could rise by 16,000 to 667,400.

Over the shorter term (2006-11) there is riwigated change in the state pension age and
population projections suggest an increase in wgrkige population of some 3,600 to
655,000 in CSW.

" Mid Year Population Estimates, ONS © Crown Copyright

8 For this analysis working age is calculated asmalpulation 15-64 and female population 15-59.

° Mid Year Population Estimates, ONS © Crown Copyright

10 For this analysis working age is calculated asenmipulation 15-64 and female population 15-59.puPaion below
working age are those below 15 and above workirgaag males 65+ and females 60+.
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What does this mean for employment?

In CSW the employment r&té77.8%) is currently higher than both the West Iistidls
(74.7%) and GB (74.9%) rates. Unemployment is fatlvan both the regional and national
average as are rates of economic inactivity. Rerfollowing analysis we have set a target
employment rate for 2011 and beyond at 80%.

Table 3.8 Projected Change in the Labour Force

Working Age Employment Employment Increase from
Population Rate 2006
2006 651,400 77.8% 506,800 -
2011 655,000 80% 524,000 17,200
2016 656,100 80% 524,900 18,100
2021 670,900* 80% 536,700 29,900
2026 667,400* 80% 533,900 27,100
* Note that we have assumed the state pension Bigaakease by 1 year from 2020

Source: DTZ based on ONS 2003 Based Populatiore&rons

3.49

3.50

3.51

This analysis would indicate that the populatior2@i11 would need to have access to an
additional 17,200 jobs to attain an employment ait®0% based on current population
projections. This figure increases to 27,10mlbnger term to 2026.

Comparison of Labour Supply Forecasting with Employnent Forecasts

This analysis raises some significant questianrelation to the sustainability of strong
employment growth in the CSW sub-region. The ndditeonal employment growth
forecast across the three scenarios falls withinrtimge 14,600 - 20,300 over the period
2006-11. This means that the 17,200 jobs requned the labour supply analysis could
be met in the short term, ensuring an employmertoharound 80%. However, by 2026,
it is forecast that employment levels will incredsebetween 44,000 and 63,500. This is
well in excess of the 27,100 implied by the labfance projections. Hence in the long
term, there will be a need to either significantyse the employment rate (to 85% under
the high growth scenario), boost working age papadagrowth significantly through in-
migration, or expect commuting levels to increagbstantially. A failure to do so will
mean that aspired employment growth levels willb®achievable.

Will Additional Housing Growth Bridge the Long Term Gap?

Within the sub-region, plans are being comemiéor 103,000 additional homes. If these
new homes are built and occupied without any corsgtimy loss of homes (i.e. all 103,000
are net additional) it is reasonable to expectwbeking age population to grow by more
than existing projections.

Data from the ODPM indicates that within the sub-region there are,@@®8 households in
2006. Within the West Midlandsthe average household size is 2.35, which equatas
total population of 1,024,000. The ONS projectiamdicate a slightly higher population
figure (1,035,000), which may suggest a slightlsgés household size in CSW (2.37).
Broadly the figures are similar and indicate a letnadd size slightly higher than the
England average (2.31).

1 The employment rate is the proportion of the waglkage population in employment
'2 New Projections of households for England and tegiéhs to 2026, ODPM, 14 March 2006
'* Data not available for CSW sub-region
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ODPM data indicates a forecast increase imtimber of households of 75,000 over the
period 2006-2026. However, over the same periedatlerage household size is predicted
to drop in the West Midlands to 2.13 (England =02.1This will lead to the population
increasing to 1,088,400 which is lower than thaltpbpulation projected within the ONS
population projections (1,116,600). However, & t8SW household growth figure is in
line with current expectations (103,000) the popaawould rise to 1,148,100, which is in
excess of the ONS, projected figure [if the avetagasehold size remained above the West
Midlands average by 0.02 persons per householdpthgulation increase would be
1,158,900].

The increase in total population comparedodriginal ONS 2003 based projection is in
the range 31,500 — 42,300 depending on the househod figure adopted. Using the
population projections as a guide to the age brmakdf the population the proportion of
total population that is of working age (includitige increase in state pension age by 1 year
at 2020) is 59.8%. This would suggest an additi@8s800 — 25,300 persons of working
age in the CSW sub-region. If the same analysigse vapplied to base population
projections there would be working age employmemwih of 16,000. Adopting the
aspirational employment rate of 80% this would lead5,000 — 20,200 additional persons
in employment.

This analysis has not been undertaken witfifierent time periods due to a lack of
information on phasing with regard to housing cagtiphs. However, when adding the
total additional employment figure from this anady® the figures the total increase 2006-
2026 rises to 42,100 — 47,300. This figure ishatlower end of the employment demand
forecasts, in line with the baseline scenario. okdingly, we have not translated this into a
floorspace requirement.
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Employment Land Requirements

This section sets out the results of analysisanslate the employment forecasts from the
preceding section into employment land and floarspa

Modelling Assumptions

This analysis is reliant on a number of assignptrelating to:

. The demand for space in particular use-classesdiprs
. The quantity of space required per worker; and
. The density and style of development.

Use Class by Sector

Employment data and forecasts are expressegtrims of industrial classifications, while
floorspace is expressed in terms of Use Classedortunately, these two classifications
are not directly related. For example, the headgrgbuilding of a business classified as
manufacturing, may in fact be predominantly offisesed. This makes it difficult to
directly transform forecast increases in employmiatd land use requirements. It is
therefore necessary to adopt a ‘best fit' proxyonvert industrial classifications to land
use. Table 4.1 summarises the broad relationships between emglotysectors and land
use.

Table 4.1 Employment Sectors and Use Class

Employment Sector | Use Class

Agriculture Does not occupy business space

Does not occupy business space apart from heaw @ffid
administrative functions.

Expected to occupy predominantly B2 uses, with sBiheand
B8 activities.

Does not occupy business space apart from heax @ffid
administrative functions.

High levels of self-employment. Some distributiom atorage
activity and minimal office based activity.

Wholesale Distributio| Expected to occupy predominantly B8 uses

Will be predominantly shops — Al use with some Hice

for HQ functions.

Will be mainly hotels, restaurants, bars etc. A8 @4 use
class.

Transport does not occupy business space apartfeaih
office and administrative functions.

Transport and Communications includes postal depots, but also
communications telecommunications companies, some of whom willipgc
significant amounts of B1 space.

Some requirements for storage space.

Some A2 use outside of main financial centres taat lhas a
significant amount of office use, with the reloocatiof back
office functions.

Predominantly office sector employment in B1 space.
Other business servigeSome A2 and also some non-office space such asiatea
contractors

Public administratiol | Town Hall employment, police, fire service etc. £iome

Mining

Manufacturing

Electricity gas & vater,

Construction

Retail

Hotels and catering

Banking, finance and
insurance
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and defence occupation of Business space.

Employment in schools and hospitals etc. Mainlyn@ B use
Health and education| class. Wil be some administrative functions, which may qmug
B class space.

Personal services, tourism and media. Only a small
proportion would be expected to occupy B classe&pac
Source: Developed for West Midlands based on previousyaisbf Demand and
Supply of Business Space in London, GLA 2002.

The appendices to this report contain the mased by DTZ to translate employment by
2-digit Standard Industrial Classification (SIC)employment (B-class) land uses. This is
provided for sub-divisions of B-use-class. An msiie for Sui Generis uses, which may
occupy B-class land, is also included.

Other services

Quantity of Space Per Worker

Employment density ratios are available foarrge of different land use categories. Using
these figures we can translate forecast employmewth into a prediction of land use

requirements. Density ratios have been the subfegtnumber of surveys. In 1997 Roger
Tym and Partners produced a report looking at fjpace per worker requirements in the
three main sectors of economic actiVityindustry (B2); business (B1); and warehousing
(B8). In 1999 DTZ produced a repBriooking in more detail at various activities under
each use class. A 2001 study by Arup / Rbecommended employment densities and
was based on a review of existing data. The figgliinom this survey were included in a

research report DTZ produced in 2004 for SEERA English Partnerships has

subsequently issued guidance on employment denghi@ provide a sound basis for

regional analysis. These figures have been usegweral other studies in the Midlands.

When the results from these surveys are compiaris apparent that in many sectors,
employment densities have remained fairly stalllable 4.2 compares the findings from
the reports.

Table 4.2 Comparing Employment Density Surveys

Sector Types Floorspace per worker (sq m)

RTP DTz Arup DTz EP

1997 | 1999 2001 2004

(net) | (gross| (gross | (gross

) internal | externa
) I)lS

Industry | General 32 34 34 45| 34
(B2 /'| High tech/R&D (non- 29 34
Blb /| Science Park)
Blc)
Offices | General 18 19 19 22| 19
(B1) Head Offices 22 22 25

4 The Use of Business Space: Employment Densities \Aforking Practices in South East England,
SERPLAN/Roger Tym and Partners, 1997

5 Employment Predications for New Developments Emymlent Densities and Characteristics, DTZ (not
published), 1999

6 Employment Densities, Arup/EP/RDAs, 2001

" Use of Business Space and Changing Working Peaciicthe South East, DTZ, 2004

18 Note: the gross figures referred to in Table 3.2 wersented as net floorspace in the DTZ 2004 study, an
have been converted to gross floorspace, usingetteammended uplift of 20%.
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Business Centres 19 20

Financial and Professional 19-32 24

Services

Business Park 16

R&D 29 29 32
Wholesal| Warehousing A4( 50
e (B8) Logistics Centres 93 90 93

(net)
Large Scale Warehousing 80 80

Between the 1997 RTP report and the 2004 Dparteemployment densities have fallen
slightly in relation to B2 usage. In the other amajand use categories there has been
limited change.

Given the limited evidence for changing empleyindensities, we propose using constant
employment densities over the time period.

One important addition from our 2004 reporthe finding thatbusinesses occupying
newer buildings have a higher employment densityi.e. less floorspace per employee).
Table 4.3 gives the report’s findings in relationtiie age of the building within the three
major use classes.

Table 4.3 Employment Densities in the South East bge of Building (Gross

Floorspace per Employee, sq m)

Age of buildin
Total 1990 or bef(?re 19991 or later
B1 (Business) 32/6 34.4 21.7
B2 (General Industry 45.4 46.3 41.5
B8 (Warehousing) 93.8 94.4 91.7
Total 43.4 44.6 36.5
Source:DTZ 2004

The most significant increase in employmenmisities have taken place in the B1 category,
with the amount of floorspace per employee falliyga third for buildings built after 1991,
compared with older buildings. There is little damce to indicate a significant regional
variation of employment densities with respecti® tise of newer buildings.

Another factor revealed by the 2004 reseaschhat thesize of firm impacts upon
employment densities. The report found that assithe of a firm in terms of number of
employees increases, the employment densitiesralszase.

One area where you would expect to see atbnkhanging employment densities is
changes in working practices. The increasing peefee for home working, the growing
use of ICTs and environmental and health and saésgylations could all be expected to
have an impact upon employment densities. Howeter,2004 study found no major
evidence for this, concluding that, ‘the overallpaet of changing working practices on
employment densities has been limited, exceptdoresoffice-based employment activities
with increasing ICT use’. Instead, the major facbehind changes in employment
densities over the last twenty years has beentthetgral shift away from manufacturing
to service sector employment.

Assumed Employment Densities
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We propose adopting the following range ofdliea employment densities for the study,
based on the good practise guidelines issued blysBrigartnerships.

. For Bla floorspace employment densities, we haveptad the general office
employment density (19nper employee).
. For Blb/c we have adopted the general industry eynmént density (34fmper

employee).

. For B2 floorspace employment densities, we haveptadothe general industry
employment density (34hper employee).

. For B8 floorspace employment densities, we haveptado the large scale
warehousing density (8Grper employee).

. For Sui Generis uses we have assumed a develogieasity in line with more

general warehousing (50°iper employee).

Density and Style of Development

We have made a number of broad assumptiong dbwelopment density and the style of
development. For Bla development we have assumatlaaage of 2.5 storeys to reflect a
mix of development styles. Development densitassumed at 70% to reflect both town
centre and out of town development. For B1 b/c BRdlevelopment we have assumed a
plot ratio of 40% and single storey developmentr B8 and Sui Generis development we
have assumed a development density of 35% andcesshgley development.

Short Term Demand 2006-2011
Bla Office Requirements

Tables 4.4 a-cset out the floorspace and land demand impactsrasult of employment
change in office related sectors over the perio@620l. Office related employment
growth is by far and away the largest growth areamployment terms. Due to the high
employment densities within office development dlrerall impact on land requirements is
low in comparison to more land hungry activities.

Across the entire sub-region it is forecaat tretween 9 and 12 ha of land will be required
to accommodate in the region of 159,000 — 202,00 .sof office floorspace over the next

5 years. Solihull, Coventry and Warwick are expddip experience the highest levels of
demand for office space. This analysis is basedeinadditional employment demand

within office related activities. There will stilhleed to be further allowance made for
replacement and displacement demand.

The RSS ‘Regional Centres Study’ (March 20€@)cludes that a substantial effort is
required by local authorities across the regiomtensify development within town centres
and make the most efficient use of sustainable Idpueent opportunities. The report
makes special mention of the “severe physical anir@hmental constraints” particularly
in Stratford-upon-Avon and Leamington Spa. The repotes that as the sequential test
may fail to identify suitable sites in these cestreareful thought will need to be given to
sustainable out of centre locations.

Table 4.4a Office (Bla) Floorspace and Land Requireents 2006-11 Baseline Scena

Office Employment B1la Office Bla Office
Change 2006-11 Floorspace Employment Land
Demand (sq.m.) Demand (ha)
Coventry 2,200 42,400 2.4
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North Warwickshire 300 6,000 0.3
Nuneaton & 500 9,400 0.5
Bedworth
Rugby 600 10,800 0.6
Solihull 2,200 42,400 2.4
Stratford-on-Avon 90(Q 17,000 1.0
Warwick 1,600 31,000 1.8
Sub-Regional Total 8,400 159,000 9.1
Source:DTZ
Figures may not sum due to rounding

Table 4.4b Office (B1a) Floorspace and Land Requireents 2006-11 Medium Growth

Scenario
Office Bla Office Bla Office
Employment Floorspace Employment Land
Change 2006-11| Demand (sg.m.) Demand (ha)
Coventry 2,600 48,600 2.8
North Warwickshire 400 6,700 0.4
Nuneaton & Bedworth 600 10,800 0.6
Rugby 600 10,200 0.7
Solihull 2,600 50,200 2.9
Stratford-on-Avon 1,00( 19,500 1.1
Warwick 1,800 34,900 2.0
Sub-Regional Total 9,600 182,900 10.5
Source:DTZ
Figures may not sum due to rounding

Table 4.4c Office (Bla) Floorspace and Land Requiments 2006-11 High Growth

Scenario
Office B1la Office Bla Office
Employment Floorspace Employment Land
Change 2006-11| Demand (sg.m.) Demand (ha)
Coventry 2,800 53,400 3.1
North Warwickshire 400 7,500 0.4
Nuneaton & Bedworth 600 11,900 0.7
Rugby 700 13,500 0.8
Solihull 2,900 55,500 3.2
Stratford-on-Avon 1,10( 21,300 1.2
Warwick 2,000 38,700 2.2
Sub-Regional Total 10,600 201,800 115
Source:DTZ
Figures may not sum due to rounding

Industrial Requirements

4.18 The impact of employment change within indaksectors has been subdivided into light
industrial (B1 b/c) and more traditional manufattgfindustrial B2. In both cases the
employment forecasts suggest a net decline in gmmaot.
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Although the overall position is for a sigo#nt decline in employment, there will be gains
in some areas, which will require new land. Furtieethis, some employment decline will
be as a result of employers shedding labour in Isambunts but not creating a linked
rationalisation of land holdings (e.g. where labisureplaced with capital). In this instance
there will be no release of land or floorspace dhtoopen market. In instances where an
entire manufacturing business closes, relocatey awaignificantly downsizes, there may
be a net release of employment land. Howeveretaer significant issues in relation to the
quality, location and time taken to remediate agldase brownfield sites that may preclude
an assumption that such sites would be suitablestase within short term.

For these reasons, it is inappropriate togmtean employment demand led analysis based
on the net employment change for B1 b/c and B2 eynpént land demand.

In addition, analysis of four digit SIC data manufacturing sectors over the period 1998-
2004 shows that, on average, employment declirieimtbe sector overall is around 5,000
jobs per annum. However, this varies from 3,3@3 jover the period 2003-2004 to 10,000
jobs in the period 2000-2001. This net positictelsi significant variation in terms of gains
and losses across the CSW sub region with avenaiggabhemployment gains of around
5,000 jobs per annum and a decline averaging 14dif¥)per annum. Again, there is a
range over the period for both gains and lossémuadth not as significant as for the net
position.  This highlights the issues in relatiom &n overall forecast decline in
manufacturing not providing a true picture of dymesrwithin the sector and not proving
helpful in forecasting employment land demandsrtier to this, over the last six years
whilst there has been a significant net loss of leympent in the manufacturing sector,
there has also been take up of employment lanBXdy/c and B2 development.

For B1 b/c there are two sectors where empdoyns forecast to increase over the period
2006-11, computer and related activities and rebeand development. A lot of the
activity in the computer and related activitiestsewvill occupy Bla office space, however,
a proportion will occupy B1 b/c type developmeiithe tables (4.5 a-c) below present the
forecast position based on these two growth sectbrese figures do not take account of
sectors forecast for net employment decline foréasons as stated above.

Table 4.5a B1 b/c Floorspace and Land Requiremen2)06-11 Baseline Scenario

Blb/c Employment | Blb/c Floorspace | Blb/c Employment
Change* 2006-11 Demand (nf) Land Demand (ha)

Coventry 100 3,700 0.9
North Warwickshire <100 400 0.1
Nuneaton & <100 500 0.1
Bedworth
Rugby <100 600 0.1
Solihull 100 4,500 1.1
Stratford-on-Avon 200 7,800 1.9
Warwick 100 3,000 0.8
Sub-Regional Total 600 20,400 51
Source:DTZ
Figures may not sum due to rounding
*Only sectors with positive employment change

Table 4.5b B1 b/c Floorspace and Land Requiremen006-11 Medium Growth

Scenario

B1b/c Employment
Change* 2006-11

B1b/c Floorspace
Demand (nf)

B1b/c Employment
Land Demand (ha)
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Coventry 100 4,000 1.0
North Warwickshire <100 400 0.1
Nuneaton & <100 500 0.1
Bedworth
Rugby <100 600 0.2
Solihull 200 5,300 1.3
Stratford-on-Avon 300 9,100 2.3
Warwick 100 3,900 1.0
Sub-Regional Total 700 23,900 6.0
Source:DTZ
Figures may not sum due to rounding
*Only sectors with positive employment change

Table 4.5¢ B1 b/c Floorspace and Land Requiremeng006-11 High Growth Scenario

Blb/c Employment | Blb/c Floorspace | Blb/c Employment
Change* 2006-11 Demand (nf) Land Demand (ha)

Coventry 100 4,400 1.1
North Warwickshire <100 500 0.1
Nuneaton & <100 600 0.1
Bedworth
Rugby <100 700 0.2
Solihull 200 5,800 1.5
Stratford-on-Avon 300 10,000 2.5
Warwick 100 4,200 1.1
Sub-Regional Total 800 26,300 6.6
Source:DTZ
Figures may not sum due to rounding
*Only sectors with positive employment change

Warehousing Requirements

4.23 Tables 4.6 a-cbelow contains the summary position for warehous{Bg) related
employment growth. Within the sub-region employimgrowth in B8 related sectors is
forecast at 800 — 1,100 leading to a land requireéroéalmost 17 - 26 hectares between
2006-2011.

4.24 It should be noted that these are net additi@yuirements and do not include replacement

demand.

Table 4.6a Warehousing (B8) Floorspace and Land Ragements 2006-11 Baseline

Scenario
Warehousing
Employment
Change 2006-11

B8 Floorspace
Demand (sq.m.)

B8 Employment
Land Demand (ha)
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Coventry 300 20,200 5.8
North Warwickshire Less than 100 3,400 1.0
Nuneaton & 100 7,400 2.1
Bedworth
Rugby 100 4,000 1.1
Solihull 100 10,100 2.9
Stratford-on-Avon Less than 100 3,400 1.0
Warwick 200 12,300 3.5
Sub-Regional Total 800 60,700 17.3
Source:DTZ
Figures may not sum due to rounding

Table 4.6b Warehousing (B8) Floorspace and Land Reifements 2006-11 Medium

Growth Scenario

B8 Warehousing B8 Floorspace B8 Employment
Employment Demand (sq.m.) | Land Demand (ha)
Change 2006-11
Coventry 300 24,000 6.9
North Warwickshire 100 4,800 1.4
Nuneaton & 100 8,900 2.5
Bedworth
Rugby 100 5,200 1.5
Solihull 200 13,800 3.9
Stratford-on-Avon 100 4,300 1.2
Warwick 200 13,000 3.7
Sub-Regional Total 900 74,000 21.1
Source:DTZ
Figures may not sum due to rounding

Table 4.6¢c Warehousing (B8) Floorspace and Land Regements 2006-11 High

Growth Scenario

Warehousing B8 Floorspace B8 Employment
Employment Demand (sq.m.) | Land Demand (ha)
Change 2006-11
Coventry 400 28,400 8.1
North Warwickshire 100G 6,300 1.8
Nuneaton & 100 10,500 3.0
Bedworth
Rugby 100 7,100 2.0
Solihull 200 17,100 4.9
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Stratford-on-Avon 100 6,100 1.8
Warwick 200 15,400 4.4
Sub-Regional Total 1,100 91,000 26.0
Source:DTZ
Figures may not sum due to rounding
Sui Generis

4.25 There is forecast to be employment growtthin ‘sale, maintenance and repair of motor

vehicles and motorcycles, retail sale of automotiied’ sector over the next 5 years. This
will require some land that falls within the suingeis use class. In many instances this
development may look to employment sites for accoduation. To illustrate the potential
impact of thisTables 4.7 a-dbelow set out the scale of potential demand frois $ector.
This is based on 85% of employment growth in tletase

Table 4.7a Sui Generis Floorspace andand Requirements 2006-2011 Base Scenari

Sui Generis Floorspace Employment Land

Employment Demand (sq.m.) Demand (ha)

Change 2006-

2011

Coventry 200 10,500 3.0
North Warwickshire Less than 100 1,600 0.5
Nuneaton & 100 3,500 1.0
Bedworth
Rugby Less than 10D 1,900 0.5
Solihull 100 3,700 11
Stratford-on-Avon 100 3,800 1.1
Warwick 100 5,600 1.6
Sub-Regional Total 600 30,500 8.7
Source:DTZ
Figures may not sum due to rounding

Table 4.7b Sui Generis Floorspace andand Requirements 2006-2011 Medium

Growth Scenario

Sui Generis Floorspace Employment Land

Employment Demand (sq.m.) Demand (ha)

Change 2006-

2011

Coventry 200 12,300 3.5
North Warwickshire Less than 100 1,800 0.5
Nuneaton & 100 4,100 1.2
Bedworth
Rugby Less than 10D 1,900 0.5
Solihull 100 3,700 1.1
Stratford-on-Avon 100 4,000 1.1
Warwick 100 6,200 1.8
Sub-Regional Total 700 33,800 9.7
Source:DTZ
Figures may not sum due to rounding

Table 4.7c Sui Generis Floorspace andand Requirements 2006-2011 High Growth

Scenario
Sui Generis Floorspace Employment Land
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Employment Demand (sg.m.) Demand (ha)
Change 2006-
2011

Coventry 300 13,400 3.8
North Warwickshire Less than 100 2,000 0.6
Nuneaton & 100 4,500 1.3
Bedworth
Rugby Less than 100 2,100 0.6
Solihull 100 4,100 1.2
Stratford-on-Avon 100 4,400 1.3
Warwick 100 6,800 1.9
Sub-Regional Total 700 37,200 10.6
Source:DTZ
Figures may not sum due to rounding

Short Term Summary

Table 4.8summarises the overall position within the subee@ver the period 2006-11.

Table 4.8 Summary Floorspace and Land Requirement2006-11

Employment Floorspace Employment Land
Change 2006-11| Demand (sg.m.) Demand (ha)

Bla Office 8,400 — 10,600 159,000 — 201,800 9-12
B1b/c Light Industrial 600 — 800F 20,400 — 26,30( 5-7
B2 Industrial - - -
B8 Warehousing 800-1,100 60,700 — 91,000 17 - 26
Sui Generis 600-700 30,500 — 37,20( 8.7-10.6
Total Demand 10,400 — 13,200 270,600 — 356,300 39.7 - 55.6
Source:DTZ
Figures may not sum due to rounding
*Only sectors with positive employment change

Mid-Term Demand 2011-2016

This analysis sets out an indication of thd tarm position to 2016. Over the longer term
there is less confidence in relation to forecasing therefore this position is indicative

and to provide a guide for policy planning. Fostsdor demand between 2016-2026 are
provided at Appendix 5.

Office Requirements

Tables 4.9 a-csets out the floorspace impacts as a result olment change in office
related sectors over the period 2011-2016. Offitated employment growth is the largest
growth area in employment terms.

Solihull, Coventry and Warwick are expectecexperience the highest levels of demand
for office space. This analysis is based on nditiathal employment demand within office
related activities. There will still need to bether allowance made for replacement and
displacement demand.

Table 4.9a Office (B1) Floorspace and Land Requireants 2011-16 Baseline Scenari
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Office Employment B1la Office Bla Office
Change 2011-16 Floorspace Employment Land
Demand (sq.m.) Demand (ha)

Coventry 1,700 32,133 1.8
North Warwickshire 267 5,033 0.3
Nuneaton & 367 6,733
Bedworth 0.4
Rugby 467 8,967 0.5
Solihull 1,933 36,633 2.1
Stratford-on-Avon 633 11,933 0.7
Warwick 1,433 27,000 15
Sub-Regional Total 6,767 128,433 7.3
Source:DTZ
Figures may not sum due to rounding

Table 4.9b Office (B1) Floorspace and Land Requireents 2011-16 Medium Growth

Scenario
Office Employment Bla Office Bla Office
Change 2011-16 Floorspace Employment Land
Demand (sg.m.) Demand (ha)

Coventry 2,000 38,233 2.2
North Warwickshire 30( 5633 0.3
Nuneaton & 8067
Bedworth 433 0.5
Rugby 533 10267 0.6
Solihull 2300 43967 2.5
Stratford-on-Avon 767 14333 0.8
Warwick 1600 30700 1.8
Sub-Regional Total 7,967 151167 8.6
Source:DTZ
Figures may not sum due to rounding

Table 4.9c Office (B1) Floorspace and Land Requireants 2011-16 High Growth

Scenario

Office Employment Bla Office Bla Office
Change 2011-16 Floorspace Employment Land
Demand (sq.m.) Demand (ha)
Coventry 2233 42,733 2.4
North Warwickshire 333 6,333 0.4
Nuneaton & 467 9,033 0.5
Bedworth
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Rugby 600 11,433 0.7
Solihull 2567 48,867 2.8
Stratford-on-Avon 867 16,233 0.9
Warwick 1,800 34,133 2
Sub-Regional Total 8,867 168,733 9.6
Source:DTZ

Figures may not sum due to rounding

Industrial Requirements

The impact of employment change within indaksectors has been subdivided into light

industrial (B1 b/c) and more traditional manufatgfindustrial B2.

In both cases the

employment forecasts suggest a decline in employmdaw this employment fall impacts

upon floorspace and land demand is somewhat umtertss already discussed earlier in
this report the impact of this decline on employtiand is complex and therefore we have
not provided analysis in relation to the net positi However, tables 4.10 a-c provide
analysis of the demand for B1b/c type developmspéifically arising from research and
development and computer and related activities.

Table 4.10a B1 b/c Floorspace and Land Requiremeng9)11-16 Baseline Scenario

Blb/c Employment | Blb/c Floorspace | B1lb/c Employment
Change* 2011-2016 Demand (nf) Land Demand (ha)
Coventry 67 2,733 0.7
North Warwickshire <33 233 0.1
Nuneaton & <33 300 0.1
Bedworth
Rugby <33 467 0.1
Solihull 133 4200 1.1
Stratford-on-Avon 200 7,333 1.8
Warwick 67 2,667 0.7
Sub-Regional Total 533 17,967 4.5
Source:DTZ
Figures may not sum due to rounding
*Only sectors with positive employment change

Table 4.10b B1 b/c Floorspace and Land Requiremen011-16 Medium Growth

Scenario

B1b/c Employment

B1b/c Floorspace

B1b/c Employment

Change* 2011-16 Demand (nf) Land Demand (ha)
Coventry 100 3,100 0.8
North Warwickshire <33 267 0.1
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Nuneaton & <33 333 0.1
Bedworth
Rugby <33 533 0.1
Solihull 133 4,967 1.2
Stratford-on-Avon 267 8,600 2.1
Warwick 100 3,427 0.9
Sub-Regional Total 533 21,267 5.3
Source:DTZ
Figures may not sum due to rounding
*Only sectors with positive employment change

Table 4.10c B1 b/c Floorspace and Land Requiremen2)11-16 High Growth

Scenario

Blb/c Employment | Blb/c Floorspace | B1lb/c Employment
Change* 2006-11 Demand (nf) Land Demand (ha)

Coventry 100 3,433 0.9
North Warwickshire <33 300 0.1
Nuneaton & <33 367 0.1
Bedworth
Rugby 33 600 0.2
Solihull 167 5,467 1.4
Stratford-on-Avon 267 9,500 2.4
Warwick 100 3,833 1
Sub-Regional Total 700 23,500 5.9
Source:DTZ
Figures may not sum due to rounding
*Only sectors with positive employment change

Warehousing Requirements

Tables 4.11 a-cbelow contains the summary position for warehous{B8) related
employment growth. Within the sub-region employmgrowth in B8 related sectors is
forecast at 467-733 — leading to a land requirerokhO.7 to 16.7 hectares.

It should be noted that these are net additi@myuirements and do not include replacement

demand.

Table 4.11a Warehousing (B8) Floorspace and Land Bairements 2011-16 Baseline

Scenario

Warehousing

Floorspace

Employment Land
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Employment Demand (sq.m.) Demand (ha)
Change 2011-16

Coventry 167 12.433 3.5
North Warwickshire 33 2,067 0.6
Nuneaton & 67 4,667 1.3
Bedworth
Rugby 33 2,333 0.7
Solihull 100 6,800 1.9
Stratford-on-Avon <33 1,333 0.3
Warwick 100 8,100 2.3
Sub-Regional Total 467 37,533 10.7
Source:DTZ
Figures may not sum due to rounding

Table 4.11b Warehousing (B8) Floorspace and Land Rairements 2011-16 Medium

Growth Scenario

Warehousing Floorspace Employment Land
Employment Demand (sq.m.) Demand (ha)
Change 2011-16
Coventry 200 15,200 4.3
North Warwickshire 33 2,967 0.8
Nuneaton & 67 5,767 1.6
Bedworth
Rughby 33 3,200 0.9
Solihull 100 9,233 2.6
Stratford-on-Avon 33 1,833 0.5
Warwick 100 8,567 2.4
Sub-Regional Total 600 46,700 16.7
Source:DTZ
Figures may not sum due to rounding

Table 4.11¢c Warehousing (B8) Floorspace and Land Bairements 2011-16 High

Growth Scenario

Warehousing Floorspace Employment Land
Employment Demand (sq.m.) Demand (ha)
Change 2011-16
Coventry 233 18,367 5.2
North Warwickshire 671 4,033 1.2
Nuneaton & 100 6,867 2
Bedworth
Rugby 67 4,467 1.3
Solihull 133 11,433 3.3
Stratford-on-Avon 33 3,200 0.9
Warwick 133 10,200 2.9
Sub-Regional Total 733 58,567 16.7
Source:DTZ
Figures may not sum due to rounding

Sui Generis

There is forecast to be employment growtthen ‘sale, maintenance and repair of motor
vehicles and motorcycles, retail sale of automotivgd’ sector over the 5-year period 2011-
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16. In many instances this development may loakmployment sites for accommodation.
To illustrate the potential impact of thiBables 4.12 a-cbelow sets out the scale of
potential demand from this sector. This is basedB8% of employment growth in the
sector.

Table 4.12a Sui Generis Floorspace arlcand Requirements 2011-16 Base Scenario

Sui Generis Floorspace Employment Land
Employment Demand (sq.m.) Demand (ha)
Change 2011-16
Coventry 167 7,933 2.3
North Warwickshire 33 1,200 0.1
Nuneaton & 67 2,633 0.8
Bedworth
Rugby 33 1,400 0.4
Solihull 67 2,767 0.8
Stratford-on-Avon 67 2,833 0.8
Warwick 100 4,200 1.2
Sub-Regional Total 467 23,033 6.6
Source:DTZ
Figures may not sum due to rounding

Table 4.12b Sui Generis Floorspace andand Requirements 2011-16 Medium Growt|

Scenario

Sui Generis Floorspace Employment Land
Employment Demand (sq.m.) Demand (ha)
Change 2011-16
Coventry 200 9,267 2.6
North Warwickshire 33 1,333 0.4
Nuneaton & 67 3,067 0.9
Bedworth
Rugby 33 1,400 0.4
Solihull 67 2,800 0.8
Stratford-on-Avon 67 3,000 0.9
Warwick 100 4,667 1.3
Sub-Regional Total 500 25,5633 7.3
Source:DTZ
Figures may not sum due to rounding

Table 4.12c Sui Generis Floorspace aridand Requirements 2011-16 High Growth

Scenario

Sui Generis Floorspace Employment Land
Employment Demand (sq.m.) Demand (ha)
Change 2011-16
Coventry 200 10.133 2.9
North Warwickshire 33 1,500 0.4
Nuneaton & 67 3,367 1
Bedworth
Rugby 33 1,567 0.4
Solihull 67 3,100 0.9
Stratford-on-Avon 67 3,333 0.9
Warwick 100 5,133 15
Sub-Regional Total 567 28,100 8
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Source:DTZ
Figures may not sum due to rounding

Short — Mid Term Summary

Table 4.13summarises the overall position within the subieegver the period 2006-16.

The table shows the required amount of land urteebtise scenario (low) against the high
growth scenario (high) of the economic forecastimgthods. Later in the report the high
growth figures here are added to the land reqdoredeplacement for job losses to form the

low forecast against the high forecast made umsf fake up analysis.

Table 4.13 Employment Demand Led Land Requirement8006 - 2016

Economic Forecasting
Bla B1 b/c B8 Sui Total
(Low - (Low - (Low - Generis Range

High) High) High) (Low -

High)
Coventry 4.2 -5.5 16-2| 9.3-13.3] 5.3-6.7 20.4 -
27.5
North Warwickshire 0.6-0 0.2 1.6-3 06-1 3-5
Nuneaton & Bedworth 09-1 0.2 34-5 18-23 6.3-87
Rugby 1.1-1.5 0.2-04| 1.8-3.3 09-1 4-6.2
Solihull 45-6 22-29 48-8.2 19-2.1 13.4 -
19.2
Stratford on Avon 1.7 - 2. 3.7-49] 13-27 19-22 86-119
Warwick 3.3-4.2 15-21 58-7.3 2.8-3.4| 13.4-17
Total 16.3-21.3 9.6-12.7| 28-42.8 15.2 - 69.1 -
18.7 95.5

Employment Land Take Up

An analysis of the past take up of employnemd has also been undertaken in considering
overall employment land needs. It should be resgghthat this approach is heavily
influenced by past property market conditions hdise and should not therefore be solely
relied upon in forecasting medium to longer-ternpkyyment land needsTable 4.15sets

out average employment land take up over the per@@b to 2005. These figures have
then been broken down to provide annual averageupkates for Bla, B1lb/c / B2 and B8
use classes. These annual take up figures hawe rhakiplied by ten to provide an
estimate of land take up over the period 2006 6201
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Table 4.14: Employment Land Completions & ProjectedRequirements (Excluding RLS, MIS and RIS Sites)

(Past Take Up — RELS Data)

Bla B1 b/c/B2 B8 Requirement (Based on Past | Total
Take Up)
2006 — 16
1996 — Annual 1996 — Annual 1996 — Annual Bla B1 b/c, B2 B8
2005 Average 2005 Average 2005 Average
Coventry 35.0 3.9 35.0 3.9 49.7 5.5 39 39 55| 133
North Warwickshire 7.2 0.8 19.1 2.1 66.4 7.4 8 21 74| 103
Nuneaton & 17.8 1.9 17.0 1.9 35.5 3.9 19 19 39 77
Bedworth
Rugby 5.1 0.6 5.9 0.7 54.1 6.0 6 7 65 73
Solihull 10.3 1.1 8.2 0.9 10.9 1.2 11 9 12 32
Stratford on Avon 19.6 2.2 40.6 4.5 11.6 1.2 22 45 12 79
Warwick 155 1.7 16.1 1.8 24.2 2.7 17 18 27 62
Total 1105 12.2 142.2 15.8 251.4 27.9 122 158 279| 559

Source: CSW Steering Group

Note — Size of RELS sites — 1ha + to 2002 and O#past 2002.
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It should be noted that the take up of empkmymand has, in quantitative terms, been
dominated by B8 take up on a range of sites ar¢ower 50% of all take up). This is to be
expected as the locational advantages of this egilosm in the centre of the country make it
attractive to the distribution industry. This ileeted in both the Cambridge Econometrics
and the past trends forecasting and currently appgede a growth area. It is also useful to
distinguish between the needs of the distributiodustry nationally and locally. A
Regional Logistics Study has looked at the futarerfational/regional level distribution in
the West Midlands and identified a large part @f $ib-region with potential. The regional
level sites have been taken out of the past tréigdses. Therefore, this study will be
focussed on the more local needs of the distributidustry.

Table 4.15below provides a summary of employment land resménts against each of
the forecasting techniques. The figure from thehhjgowth scenario of the economic
forecasting represents the CE figure and the ditdpere is derived from past take up.
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Table 4.15: Summary Employment Land Requirements (et additional) 2006 - 16

Forecasting Technique
Cam Econ Past Take-Up Figures rounded-Cam Econ & PTU
Bla| B1 b/c,| B8 | Sui Generis| Total | Bla| B1 b/c,| B8 | Total Bla B1 b/c, B8 Sui

B2 B2 B2 Generis

Coventry 5.5 21133 6.7| 275| 39 39| 55| 133] 6-39| 2-39| 13-55 7
North Warwickshire | gl go| 3 1 5] s 21| 74| 103] 1-8| 05-21| 3-74 1
Nuneaton & Bedwortlh , ,| 55| 5 23| 87| 19 19] 39| 77| 1-19| 1-19| 5-39 2
Rugby 15 04| 3.3 1| 62| s 71 60| 73| 2-6| 04-7| 3-60 1
Solihull 6 29| 82 21| 192] 11 9| 12| 32| 6-11| 29-9| 8-12 2
Stratford on Avon 2.1 49| 2.7 22| 119]| 22 45| 12| 79| 2-22| 49-45 3-12 2
Warwick 4.2 21| 7.3 34| 17| 17 18| 27| 62| 4-17| 2-18| 7-27 35
Total 21.3| 12.7] 428 18.7| 955| 122| 158|279| 559|20-122| 14-158| 42-279| 185

N.B. small error due to rounding of data
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Using the Existing Stock of Land

The forecasting approaches set out earliethi®: section consider future additional
employment land needs. In order to be able toigeoan adequate land supply then the
existing stock of accommodation also needs to heagred effectively.

Over the period there will be a churn of siesl premises as companies react to their
operational requirements. Whilst this does notessarily create an additional land
requirement, it does mean that land and premisest in@ available to maintain this
dynamic. The scale of demand is impossible taredé in quantitative terms although
clearly there is a need to ensure that land antlipes are of an appropriate quality. This
is considered further in Section 6 of the report.

Land Replacement for Job Losses

In addition to the need to meet future neeulisthe churn of existing stock, consideration
has been given to the potential need to replaceljkbly to be lost (predominantly in the
B2 use class) as a result of economic restructurifeple 4.16 summarises forecast job
losses over the period and estimates a maximuntiaali land requirement to provide
replacement opportunities. The implications of thie also considered further in Section
6.

Forecasted land requirements, as they appdheitable below, have been calculated by
multiplying average floorspace per worker to arratea total required floorspace. The
floorspace figure is then converted into a landunexment using accepted assumptions on
employment land densities.

The land required in Table 4.16 to allow ffmecast job losses is added to the presented
economic forecasting figures only (CE) it does madéite to the presented figures based on
past take up (PTU).

Table 4.16: Replacement Land Requirements (CE only)

2006 — 2011 2011 - 2016 Total
Land
Job Land Equivalent Job Land
Losses (Multiply losses by Losses | Equivalent
standard densities)

Coventry 690 5.9 572 4.9 10.8
North 195 1.7 178 15 3.2
Warwickshire
Nuneaton & 231 2.0 187 1.6 3.6
Bedworth
Rugby 231 2.0 206 1.8 3.8
Solihull 376 3.2 274 2.3 5.5
Stratford on 160 14 161 14 2.8
Avon
Warwick 147 1.2 143 1.2 2.4
Total 2,030 17.4 1721 14.6 32.1
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4.43 Table 4.17 below provides an overall summéftgrmad requirements in each authority area,
drawing together the analysis in this section. Tdveer figure represents the figure taken
from the high growth scenario of economic forecagtiThe higher figure is derived from
past take up analysis. Those figures for Sui Geremid job replacement land relate to
economic forecasting only.
Table 4.17 — Summary of Land Requirements 2006-2016am Econ & PTU)
Bla B1 blc, B8 Sui Replacemen Total
B2 Generis
Coventry 6-39 2-39 13-55 6.7 10.8| 39-133
North
Warwickshire 1-8 0.5-21 3-74 1 3.2 9-103
Nuneaton & 119| 119| 539 2.3 36| 1377
Bedworth
Rugby 2-6 6-7 3-60 1 3.8 10-73
Solihull 6-11 3-9 8-12 2.1 55 24-32
Stratford on 222| 545 312 2.2 28| 15.4-79
Avon
Warwick 4-17 2-18 7-27 3.4 2.4 19-62
Total 20-122| 14-158| 42-279 18.7 32.1| 127-559
N.B. Small error due to rounding
4.44  There is a significant difference between dheount of land required via the past take up

forecasting method and CE method estimates. A pumbfactors may account for this. The
CE method looks at employment growth forecasts @ldulates a land requirement based on
employment density, plot ratio and other assumpti@pplied as constants. Figures are
approximate estimates. They are unable to take autwsideration particular decisions of
individual business occupiers that may increasdahéd captured within developed employment
sites, upon which the PTU method is based.

4.45 Some businesses may include in their develpfgmmore floorspace per worker than assumed
by the CE method, depending on particular circuntsta. Actual site curtilage may embrace
features that reflect a need for more land suchaascular servicing requirements, the need to
retain/protect important site features, requiremdot structural landscaping, noise attenuation,
particular infrastructure and access requirements requirements for expansion space. There
may also be local circumstances that act as acpkatly strong attractor for employment
development that creates variance with CE methtich&tes.

4.46 The CE method, whilst a generally more objectipproach than the PTU method, can, therefore,
tend to be on the conservative side in its findingfbereas the PTU method is based on actual land
take over a given time period, its simplicity aseans of looking into future requirements enaliles i
to be taken only as a rough, indicative guide,ipaldrly where it is being used to look relativésy

into the future.
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Supply Appraisal

This section of the report assesses the submynployment land and premises across the
CSW area. It quantifies the supply and assessegutlity in relation to the extent to
which it is to meet modern business requiremetitgims to highlight key strengths and
weaknesses across different authority areas aimdatély to enable us to determine the
extent to which supply meets anticipated futureiremnents. It is set out as follows:

. Supply of employment land and premises- the quantity of employment land and
premises which is available (including marketeessit premises and local plan
allocations);

. Supply appraisal— an overview of the findings of the supply apgatias well as a

district by district assessment;
. Conclusions on supply— key findings on the quality and suitability afipply
within the CSW area to meet demand requirements.

Supply of Employment Land and Premises

Table 5.1 illustrates the distribution of enypient land across the area by use class,
demonstrating that approximately 374 Ha of landvailable for employment uses (B1,
B2, B8) across the sub-region.

Table 5.1: Employment Land Supply Within the CSW Area (ha), April 2005

5.3

Coventry = Solihull North Nuneator Rugby Stratford = Warwick
Warwickshire & on Avon
Bedworth
Bl 5.7 6.8 0 1.2 0 31.6 4.7 50
B2 0 0 7.4 1.8 0 0.2 21| 115
B8 0 0 70.5 0 0 0.5 0| 71.0
B1 or 36.6 0 0 0 1 0.3 3.1| 41.0
B2
B1, 21.0 14.3 0 14 41.7 195 46 | 156.5
B2 or
B8
B2 or 2.3 1.7 7.5 29.1 0 0 34| 440
B8
Total 65.6 22.8 85.4 46.1 42.7 52.1 59.3| 374
Land

Table 5.2 illustrates the total supply of vadéworspace within the CSW area by district
and use class (space which is currently being nealke This shows that there is currently
around 593,000 sg.m of vacant floorspace withingtie-region across the employment

use classes.
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Table 5.2: Supply of Vacant Premises (sq.m.), 2005

Coventry Solihull North Nuneator Rugby Stratford Warwick
Warwickshire & on Avon
Bedworth
Bl 9,805 1,000 5,000 8,065 0 28,300 2,200| 54,370
B2 7,363 0 10,604 6,430 0 800 3,091| 28,288
B8 0 0 52,000 0 0 10,000 0| 62,000
Bl or B2 2,887 0 0 0 0 0 0 2,887
B1, B2 61,621| 27,160 0 95,670| 48,625 10,000 37,434| 280,510
or B8
B2 or B8 51,756 11,000 60,000 41,505 0 0 1,000| 165,261
\-I;gtca}slmt 133,432| 39,160 127,604 151,670| 48,625 49,100 43,725| 593,316
Premises
Supply Appraisal
5.4 The supply appraisal is based on the portfafisites and premises provided by the client
team. This includes development plan allocatiomd sites listed on the Coventry and
Warwickshire commercial property guide. Each ks been inspected.
5.5 Information was collected from each authoritysites and appraisals undertaken covering
a range of criteria such as site condition, avditgtfor development and preferred use.
The site assessment criteria are included withipefylix Two.
5.6 The overall key findings of this appraisal asefollows:

. Location & Accessibility — the majority of sites assessed are locatedreittibin
or on the edge of the various town centres, wiiistlarger industrial warehouses
are located close to motorway junctions where dperaccessibility requirements
can be satisfied. Due to its size and densityesetbpment, the city of Coventry
provides a range of potential locations includinges of centre through the suburbs
to the administrative boundary.

There are a number of isolated sites across Washick that, whilst unsustainable
in many ways, are providing employment for the re@nomy. Whilst some of
these are poor locations for modern employmentr, kbeal importance is
considerable.

Due to the strategic location of the sub regioa,gbneral accessibility of many sites
is very good. Indeed, from a market perspective best sites within the sub region
are located on, or within very close proximity teetM1, M6, M40, and M42
motorways. The ‘A’ road connectivity within thegien is also good, offering links
across the sub region and connecting the motormfegsiructure.
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Site Conditions— site conditions across the sub region vary fexeellent to very
poor. This is not surprising considering the nastiring of the economy throughout
the sub region over the past few decades. Thisepmhas left a mix of older
industrial estates with often ageing premises avat pnvironments. There are also
a number of state of the art business parks pnoyidiodern premises attractive to
national and international firms through the higbhnology corridor. The higher
quality sites tend to be in the south of Warwickstihrough Leamington, Stratford
and Warwick, and in Solihull and Coventry whereréhbas been demand for high
grade office space in addition to new and improB2dand B8 space. Development
in Rugby, North Warwickshire and Nuneaton and Betlwbas been dominated by
a number of large B8 warehouse developments.

Developer Interest— developer interest remains generally strong sactbe sub
region, although the strongest focus is on B8 digsz The sub region has been
dominated by a number of high profile developmemgr the last 5-10 years
including Hams Hall (Regional Logistics Site), Fgis Park, Coventry Business
Park, Bermuda Park, Tachbrook Park, Blythe VallegiBess Park and Central Park
in Rugby. The nature of these various headlinesldgwvnents reflects developer
interest in terms of market sectors and geogrdphbigs.

Whilst south Warwickshire, Solihull and Coventrywhawitnessed the development
of a number of high profile business parks offeriigh-grade office space and a
range of premises aimed at stimulating the sergieetor and high technology

economy, this type of development has been limitedhe north and eastern areas
of the sub region. Development in these has bggified by large storage and

distribution development as developers have maearbst of the area’s excellent

road links.

We have classified all sites according to tlepiality and suitability for employment
development. The following classification applies:

Very Good (V GOOD) -Site has an excellent location in relation to thienpry
road network and/or public transport interchang®e site conditions/buildings are
excellent and is very attractive to developers/peave occupiers. These sites are
typically modern sites providing office, technolggyogistic or mixed use
development opportunities in attractive, landscagadronments

Good — Site is well located to primary road network /amdpublic transport
interchange. The site conditions/buildings are dyoand there is
developer/prospective occupier interest. Theranarenown constraints.

Medium (MED) — Site is adequately located to primary road netvemd/or public
transport interchange. The site conditions/bugdirare reasonable, there are
minimal constraints and site is of interest to depers/prospective occupiers

Poor — Site is badly served by primary road network /ancgublic transport
interchange. The site conditions/buildings arerpand there are a number of
constraints.

Very Poor — Site is badly served by primary road network anglablic transport
interchange. The site conditions/buildings requioesiderable work and there are
significant constraints. These are typically isethtural sites or non-conforming
urban sites within residential locations.
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Coventry

Thirty three (33) sites and premises in Coyemiere assessed as part of the supply
appraisal. The main points arising from this ajgadaare as follows:

Location and Accessibility — due to the density of the urban environment
throughout Coventry and the proximity to the M6 dinel M40, the majority of sites
surveyed enjoy good, if not excellent levels of emsibility. A number of the
smaller to medium sites are located within residéneighbourhoods and therefore
have varying impacts on local amenity. All sites within a 10 minute journey of
the inner ring road assuming good traffic condgion

The inner ring road is an important factor wicensidering the quality of sites

in terms of their quality of location and accedgii The ring road provides important
connectivity both to and from the city centre amdvles an important artery along
which much of the business traffic in Coventry elsv With the importance of
locating new employment in sustainable, accesdduations the ring road must be
seen as an important element of highway infrasirectand thus important to the
efficiency of the local economy.

In our opinion the best sites within the City apedted to the northern and south-
western extremities of the City where large redegmelent sites have benefited from
good accessibility via the major arterial routesaind out of the centre to the
motorway network.

Site Conditions — the condition of sites varies from excellentviery poor. The
recent developments related to the Universitie$Vafwick and Coventry provide
excellent environments and high standards of acamation, whilst established
firms such as Jaguar provide state of the artifiesilon well maintained sites.
Coventry Business Park, Banner Lane, Cross Poimst¥bod, Binley Business
Park and Pro Logis park are other examples of d¢iieibsites within Coventry.

Other sites within the City suffer from a poor irradue to dilapidated buildings,
poorly maintained environments and voids. Theses siypically accommodate
ageing or redundant manufacturing premises thairareed of refurbishment or
redevelopment. It is important to recognise thanynof the smaller to medium
sized sites are well let and relatively well maiiméal.

Availability — Whilst a number of large / significant employrneites have come

forward in recent years, there is no immediate ot of medium to large sites
coming forward to cater for new investment. Theamsion land at Jaguar’'s
Whitley plant is the only large site available flarge-scale development as
opportunities at Coventry Business Park, Pro Lagithe University Science Parks
are becoming exhausted. Due to the extent of thanuarea of Coventry, suitable
opportunities for new development are limited bel/oadevelopment of existing

sites.

With regard to the availability of premises, thexe good supply of space available

in the B2 and B8 classes. The supply of Bl is gmodhe larger, more peripheral
sites but there remains a lack of available, modpate within the city centre.

55



CSW Sub Region
Employment Land Study
June 2007

. Developer Interest— interest within Coventry is good with a numbérkey sites
having come forward in recent years. Due to thec#iyeof large development sites
within the City, those providing good opportunities sustainable locations are
highly attractive to the market. The developmentCoiventry Business Park is a
good example of how developers have realised patemtd delivered a range of
property types to meet demand. Other sites sucthedJniversity of Coventry
Technology Park prove that developers will takesdas in sustainable locations
where there is a proven demand.

Developer interest will be tested if the older iatlial sites begin to suffer serious
voids and dereliction. Whilst the overall portfolraust include other sites, the
redevelopment of some of these for employment wééd®e important to the local
economy as efforts are made to continue to restreieind diversify the economy.

5.9 Table 5.3 below provides a summary of the divetarent supply of employment land in
Coventry and the classification of each site basedhe supply appraisal information.
This shows that a total of 65.4 ha of employmentldave been included within the
supply appraisal.

Table 5.3: Employment Land Availability in Coventry (at 2005)

Name of Site Employment | Availability Preferred | Type of | Quality
Land Supply (approx Use Site Rating
(ha) sq.m)
Sites
(A) Coventry Bus Park 2.4 B1, B2, B8 2| VGOOD
(A) Cross Point Bus Park 2.5 B1, B8 2| VGOOD
(A) Westwood Bus Park 15 Bl 1| VGOOD
(A) Parkside 1.7 B1, B2 3| VGOOD
(A) Uni of Warwick Science Park 0.3 B1, B2 3| VGOOD
(A) Binley Bus. Park 1.9 Bl 1| V.GOOD
(A) Wickmans 2.2 B1, B2 2 GOOD
(A) New Century Park 4.7 B1, B1, B8 2 GOOD
(A) Leofric Bus Park 0.3 B1, B2 2 GOOD
(A) Aldermans Green Phase 2 2.3 B2, B8 4/5 GOOD
(A) Websters/[EMR* 2.5 B1, B2, B8 2 MED
(A) Jaguar Whitley* 32 B1, B2,B8 2| VGOOD
(A) Pro-Logis Park 11.3 B1, B2, B8 4| V GOOD
* = not readily available
Total Supply of Available Land 65.6
Premises
Albion Ind Est 1166.2 B2, B8 6 POOR
Alpha Bus Park 1230.9 Bl 6 POOR
Bilton Ind Est 852.5 B2, B8 6 POOR
(A) Binley Bus. Park 6145 Bl 1| V.GOOD
Binley Ind Est 6067.7 B2 6 POOR
Central City Ind Est 17372 B2, B8 6 MED
Charter Ave Ind Est 80| B1, B2, B8 5 MED
(A) Coventry Bus. Park 1051.8| B1,B2,B8 2| VGOOD
(A) Cross Point Bus. Park 24,405 B1, B8 2| VGOOD
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(A) Earlplace Bus Park 3065.7| B1, B2, B8 5 GOOD
Fletchhamstead Highway 891.6| B1,B2,B8 1 GOOD
(A) Foleshill Enterprise Park 483.1 BI 5 MED
Hales Ind Est 2282.3 B2, B8 6 POOR
(A) Leofric Bus Park 997 Bl 2 GOOD
Little Heath Ind Est 198.1 B2, B8 5 MED
Maguire Ind Est 1035.6 B2, B8 6 MED
Midland Oak Trading Est 2136.1 B2, B8 6 POOR
New Century Park 2,787| B1, B2, B8 2 GOOD
New Inn Bridge Estate 590.4 B2 6 POOR
Paragon Park 4344.8| B1, B2, B8 6 MED
(A) Parkside 2887 B1, B2 3| VGOOD
(A) Pro-Logis Park 14,531| B1, B2, B8 4| V GOOD
Rowley’s Green Ind Est 555.1 B2 5 POOR
Sandy Lane Bus Park 2889.9| B1, B2, B8 5 MED
(A) Seven Stars Trading Est 1662.8 B2, B8 5 MED
Stonebridge Highway Ind Est 4785.7 B2, B8 6 POOR
Torrington Ave Ind Est 20265 B2, B8 5 MED
(A) Uni of Warwick Science Par 2573 Bl 3| VGOOD
(A) Westwood Business Park 949.4 Bl 1| V.GOOD
(A) Wickmans 5,000| B1, B2, B8 2 GOOD
;otal _Supply of Available 133,432s50.m

remises
Type of Site = See ODPM Classification Table.
(A) = Allocated in Coventry Development Plan
North Warwickshire
5.12 Sixteen (16) premises and sites in North Wekstiire were assessed as part of the supply

appraisal.

Location and Accessibility — recent employment development within North
Warwickshire has been dominated by B8 activities thuthe excellent links to the
M6 and M42. Hams Hall and Birch Coppice have detdemajor logistic parks
attractive to large, multi national storage andritistion firms. Kingsbury Link has
also been developed in recent years, which whitgtller offers almost immediate
access to the M42 for medium sized B8 occupiers.

Whilst new development has located along the MA@ ,remaining sites within the
borough experience varying levels of accessibilibye to the rural character of
North Warwickshire many sites providing local enyptent do not benefit from
good access to the motorways or public transport.

Site Conditions —site conditions within North Warwickshire vary froemcellent to
very poor. The recent developments provide modesirenments and state of the
art facilities whilst many of the smaller, older taes provide outdated
accommodation unsuitable/inefficient for modern svayf working. As mining,
quarrying and manufacturing have been the mainstdysnployment through the
borough since the industrial revolution there is@firse a risk of contamination and
instability on many sites.
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Availability — employment land within North Warwickshire is cheterised by an
emergence and dominance of storage and distributsms on top of a historic
supply of small to medium sized manufacturing andustrial businesses. The
availability of sites and premises is reasonabligh \ams Hall still providing a
considerable amount of land and suitable spacéefand Birch Coppice having a
considerable amount of land remaining for develapme Phases 2 and 3 of
Coleshill Manor are under development providinghhggiality, modern office space
close to the M42.

Notable gaps in availability within North Warwicksh involve a lack of office
space within the town centres and a lack of sroathédium sized industrial units.

Developer Interest— due to the excellent highway links at sites saghtHams Hall
and Birch Coppice, interest within the Borough {sosg albeit dominated by
speculative and bespoke development for B8 useg. Duthe competitiveness
across the sub region developer interest will tenfdcus on the more affluent areas
of South Warwickshire and Solihull. The lack ofliskwithin the borough make it a
challenging area in which to stimulate activitydes/elopers will be cautious over
the risks involved with speculative developmentsalé of the B8 use class.

5.13 Table 5.4 below provides a summary of the aleurrent supply of employment land in
North Warwickshire and the classification of eadte $ased on the supply appraisal
information.

Table 5.4: Employment Land Availability in North Warwickshire
Name of Site Employment | Availability Preferred | Type | Quality
Land Supply | (approx ha) Use of Site | Rating
(ha)
Sites
Arley Ind Est 0.1 B2 10 POOR
Baddesley Colliery 21 B8 4 MED
(A) Birch Coppice 49.5 B8 4| V GOOD
Highway Point, Coleshill 0.4 B2 5 MED
(A) Holly Lane, Atherstone 6.9 B2 4| V GOOD
Rush Lane, Kingsbury 7.5 B2, B8 4 MED
Total Supply of Available Land (Ha) 85.4
Premises
Arley Ind Est 104 B2 10 POOR
(A) Hams Hall 50,000 B2, B8 4|V GOOD
(A) Coleshill Ind Est 4,500 B2 5 MED
(A) Birch Coppice 40,000 B8 4| V GOOD
(A) Kingsbury Link 12,000 B8 4|V GOOD
(A) Carlyon / Four Ways I.E 10,000 B2, B8 5 MED
Coleshill Manor 5,000 Bl 1| VGOOD
Manor Road, Atherstone 6,000 B2 10 POOR
Onyx Park Dotshill TBC B2, B8 10 GOOD
Total Supply of Available Premises 127,604sg.m

Type of Site = See ODPM Classification Table.
(A) = Allocated in North Warwickshire Local Plan.

58




CSW Sub Region
Employment Land Study
June 2007

Nuneaton & Bedworth

5.14 Thirty two (32) sites and premises in Nunea&oBedworth were assessed as part of the
supply appraisal.

Location and Accessibility— the majority of sites surveyed in the studylaoated
on the southern periphery of Nuneaton. The langere recent developments to the
south of the town centre (i.e. Bermuda Park, EMatk) enjoy good accessibility to
the M6/ M69 and M42. Many of the smaller sites ta¥gathe outskirts of the town
suffer from local highway constraints but enjoy lke benefit from Nuneaton’s
general accessibility to the national highway nekwo

Sites within and around Bedworth have similar cbimstics but benefit from
particularly good accessibility to the M6.

Site Conditions— the condition of sites through the Borough iaoyn excellent to
poor. The large distribution parks around Nuneatdfer modern facilities in
attractive locations. Many of the small/medium dirgdustrial sites are in an ageing
condition and contamination could be an issue onynad these.

Availability — Whilst the Borough has seen considerable dewsap in recent
years (with the development of Bermuda Park eto)raber of other allocated sites
remain that are constrained by a lack of infrastmecand demand. Whilst Midland
Quarry now benefits from improved road infrastruefuhe development of Judkins
Quarry is dependant on new infrastructure; mosdlyigta link to the A5.

There is a reasonable supply of existing premisassa the Borough although much
of this availability involves manufacturing spaedich is difficult to let in a market
suffering from a decline in traditional industr@bcesses.

Developer Interest — the borough has seen considerable investment and
development in recent years (particularly in B8)his has primarily been to the
south of Nuneaton town centre with the rapid dgwelent across the Bermudas.

The difficulty now facing the Borough is how toratilate interest from developers
that will help to diversify the economy. Demand &8 space is likely to remain
healthy although the Council needs to carefully sider how to re-skill the
workforce in order to achieve a balanced econonixc m

5.15 Table 5.5 below provides a summary of thealeurrent supply of employment land in
Nuneaton and Bedworth and the classification ohesite based on the supply appraisal
information.

Table 5.5: Employment Land Availability in Nuneaton & Bedworth

Name of Site Employment | Availability Preferred | Type Quality
Land Supply | (approx ha) Use of Site | Rating
(ha)
Sites
(A) Bayton Rd Ind Est
(& Paragon Way) 0.4 B2, B8 5 GOOD
(A) Bermuda Park 10.6 B1, B2, B8 2| VGOOD
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A Cam Hill Industrial
(Es)tate/MidIa%d Quarry 0.9 Bl.B2, B8 ° GOOD
(A) Colliery Lane 0.6 B2, B8 5 MED
(A) Griff Clara 4.1 B2, B8 4| V GOOD
(A) Hemdale Bus Park 2.0 B1, B2, B8 5 GOOD
(A) Judkins Quarry 16 B2, B8 4 GOOD
(A) Paradise Farm 1.2 Bl 6 POOR
(A) Prologis Park 3.8 B1, B2, B8 4| V GOOD
(A) Pool Road 0.2 B2 6 POOR
(A) Vicarage Street 0.4 B2 5 MED
(A) Whitacre Road Ind Est 1.2 B2 6 MED
Black Horse Road 0.9 B1, B2, B8 5 MED
Caldwell Road Ind Est 0.6 B1, B2, B8 5 MED
Gallagher Bus Park 0.5 B2, B8 2 GOOD
Total Supply of Available Land 261
(Ha) '
Premises
A) Bayton Road Ind Est
E&)Parztgon Way) 22,700 B2, B8 5 GOOD
(A) Bermuda 1 10,930 B2, B8 4| V GOOD
(A) Bermuda Park 29,269| B1, B2, B8 2| VGOOD
A) Camp Hill Ind Est/
(I\/Ii)dland guarry 7,280 Bl1.B2,B8 5 GOOD
(A) Hemdale Bus Park 1533| B1, B2, B8 5 GOOD
(A) Paradise Farm 4165 Bl 6 POOR
(A) Prologis Park 53,500| B1, B2, B8 4| V GOOD
(A) Pool Road 770 B2 6 POOR
(A) Whitacre Road Ind Est 3370 B2 6 POOR
(A) Attleborough Fields 2900 B2, B8 5 GOOD
(A) Haunchwood Business Park 600 B2 6 POOR
Caldwell Road Ind Est 4088| B1, B2, B8 5 MED
Elliot Bus Park 3900 Bl 1| VGOOD
Gallagher Bus Park 4225 B2, B8 2 GOOD
Grovelands Ind Est 1690 B2 5 MED
Trident Bus Park 750 B2, B8 6 POOR
Total _Supply of Available 151,670sq.m
Premises
Type of Site = See ODPM Classification Table.
(A) = Allocated in Nuneaton & Bedworth Local Plan.
Rugby
5.16 Twenty one (21) sites and premises in Rugby wesessed as part of the supply appraisal.

. Location and Accessibility — Like other parts of the sub-region, Rugby has
benefited in recent years from its central positarthe national motorway network.
Proximity to the M1, M6 and the M45 gives Rugbytiisg position whilst the A5

also provides sub regional connectivity.
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The focus for employment sites is around junctiohtthe M6. Whilst B8 parks have
sprung up in this area, Rugby has a number of esmallder sites that accommodate
small to medium manufacturing businesses. Thesgemerally located around the
town centre and due to the centre’s general levehazessibility all perform
reasonably well in this regard

Site Conditions — As with the other parts of the sub region, Rudias been
restructuring its economy over the last 10-15 yefl®wing the decline in
manufacturing and traditional industry. This hasulted in a variety of site
conditions ranging from modern business parksréaltioutdated industrial estates.

Availability — availability of premises within Rugby is reasblyagood, with
notable space and land available at Central Pagk tlee M6. Other notable
availability exists at the Major Investment SiteAaisty, though doubt remains as to
whether this site will come forward as a medicaht®logy park. Elsewhere, Swift
Valley remains successful and offers good quaimilability.

Developer Interest— As with North Warwickshire and Nuneaton and Berty,
demand in Rugby remains strong for distributionlifées as firms look to benefit
from the town’s excellent accessibility. Whilstishtype of demand is likely to
remain strong, it is considered that interest iheotforms of employment land
development (i.e. new offices) will only arise whetevelopers can deliver such as
part of wider, profitable mixed use developmentshsas the Alstom Site in central

Rugby.
developments.

5.17

Table 5.6: Employment Land Availability in Rugby

It is doubtful whether developers will cmles speculative B1 / B2

Table 5.6 below provides a summary of the aleurrent supply of employment land in
Rugby and the classification of each site basetthesupply appraisal information.

Name of Site Employment | Availability Preferred | Type Quality
Land Supply | (approx ha) Use of Site | Rating
(ha)
Sites
Central Park Coton 13.4 B1, B2, B8 2/4| V GOOD
Great Central Ind Est 0.2 B1, B2, B8 5 GOOD
Leicester Road/Alstom 10 B1, B2, B8 5 GOOD
Livestock Market 1 B1, B2 9 POOR
Somers Road Ind Est 0.5 B1, B2, B8 5 MED
Valley Park 0.7 B1, B2, B8 2/4| V GOOD
Rolls Royce, Ansty 6.3 B1, B2, B8 9| VGOOD
Malpass Farm 10 B1, B2, B8 5 GOOD
Webb Ellis Park 0.6 B1, B2, B8 5 GOOD
Total Supply of Available Land (Ha) 42.7
Premises

Boughton Road Ind Est 12,100| B1, B2, B8 5 POOR
Butlers Leap Ind Est 2,950 B1, B2,B8 5 GOOD
Central Park Coton 900| B1, B2, B8 2/14|1 V GOOD
Great Central Ind Est 800| B1, B2, B8 5 GOOD
Leicester Road/Alstom 10,800| B1, B2, B8 5 GOOD
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Midland Trading Estate 9,200| B1, B2, B8 5 MED
Paynes Lane Ind Est 500| B1,B2,B8 5 MED
Somers Road Ind Est 2,000| B1, B2, B8 5 MED
Swift Valley Ind Est 2,000| B1,B2,B8 4| V GOOD
Tribune Trad Est 900| B1, B2,B8 5 POOR
Europark 6,075| B1, B2, B8 5 GOOD
Webb Ellis Park 400| B1, B2, B8 5 GOOD
Total Supply of Available Premises 48,625sqg.m
Type of Site = See ODPM Classification Table.

Solihull

5.10 Ten (10) sites and premises in Solihull wesseased as part of the supply appraisal. The
main points arising from this appraisal are aofed:
. Location and Accessibility — Solihull benefits from an affluent, relativelkilted

population, close proximity to Birmingham and eXeel road links via the M40,
M42 and M6. The sites that make up identified emyplent land supply and the
existing active main business sites have closeimpigxto the strategic highway
network.

. Site Conditions — site conditions do not offer significant constta on the overall
quality of supply in Solihull. A number of the kejtes have been brought forward
in greenfield locations that have not been sulieprevious contaminating uses.

. Availability — the existing supply of accommodation and sitesige opportunities
that are available in the short to medium and longem. Most of the identified
land that makes up the identified supply (80%-+)osated in the south of the
Borough in or near the A34 corridor. Opportuniti@ more limited in North
Solihull. The LDF will need to address the issuguviding access to employment
for North Solihull residents.

. Developer Interest— interest in Solihull remains strong given thatstgic linkages
and scale of development brought forward to dakéowever, the north of the
Borough does not benefit from an established cormiaemarket. A key challenge
for the future will be channelling developer intrein North Solihull (i.e.
Regeneration Zone). Main employment sites, inclyditentified employment land
supply, are relatively accessible, are of suffitigumality and are situated in locations
that would make them attractive from a market pergpe.

5.11 Table 5.7 provides a summary of the overallecu supply of employment land in Solihull
and the classification of each site based on thplgwappraisal information.

Table 5.7: Employment Land Availability in Solihull

Name of Site Employment Availability Preferred | Type Quality
Land Supply | (approx sg.m) Use of Site | Rating
(ha)
Sites
A-Spire 5 B1 1| VGOOD
NEC 4 B1, B2, B8 2| VvV GOOD
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Cranmore Industrial Estate 1.7 B1, B2, B8 5 MED
Monkspath Solar Solihull Bus Pk 10.3 B1, B2, B8 2 GOOD
Birmingham International Park 0.6 Bl 1| VGOOD
Clock Interchange 1.2 Bl 1| VGOOD
Total Supply of Available Land (Ha) 22.8
Premises

NEC 15,560| B1, B2, B8 2| VGOOD
Cranmore Industrial Estate 11,000 B2, B8 5 MED
Monkspath Solar Solihull Bus Pk 11,600, B1,B2, B8 2 GOOD
Birmingham International Park 1,000 Bl 1| VGOOD
Total Supply of Available Premises 39,160sg.m
Type of Site = See ODPM Classification Table.
(A) = Allocated Sites in Solihull UDP.

Stratford on Avon

5.18 Thirty three (33) sites and premises in Sirdtfon Avon were assessed as part of the
supply appraisal.
. Location and Accessibility— sites are located largely within Stratford amel other

main centres of Alcester, Southam, Wellesbourne $hipston. Sites within
Stratford are located to the edge of the town eeatrd along the major arterial
routes. The A46 provides good access from Stiditiorithe M40 although there is
recognition that developers prefer Leamington aratwitk due to their improved
accessibility to the M40. Alcester, Southam ancpStoin are less well located to the
M40 but do serve large rural hinterlands and hag®dA’ road connectivity.

As a predominantly rural area, Stratford has a remad small rural employment
sites. Whilst the accessibility of these siterelatively poor they do provide crucial
employment opportunities for rural communities.

. Site Conditions— the majority of sites in and around Stratfordddfé from good to
excellent site conditions. Site quality in theeaatleentres is generally poorer whilst
there are a number of isolated rural sites withr poaditions.

. Availability — there is a good supply of land available withie district, though
Stratford has suffered from relatively slow takeleyels on newly developed sites.
Office space and land is readily available in $trdt whilst land for storage and
distribution uses exists most notably in Wellesbeusrnd Southam.

. Developer Interest —developer interest remains strong but of a smadlesin
Stratford although discussions with the Council ehaonfirmed that sites can
sometimes be slow to come forward. Due to théeskivorkforce and quality of the
environment, interest will remain strong in Stratfeubject to suitable sites being

available.
5.19 Table 5.8 provides a summary of the overaiteru supply of employment land in
Stratford on Avon and the classification of eacte dhbased on the supply appraisal
information.

Table 5.8: Employment Land Availability in Stratfor d on Avon
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Name of Site Employment | Availability | Preferred | Type | Quality
Land Supply | (approx ha) Use of Site | Rating
(ha)
Sites
(A) Arden Street, Stratford-upon-Avon 0.2 Bl 1| VGOOD
(A) Cattle Market, Alcester Road, 0.4 B1 1| v cooDp
Stratford-upon-Avon
(A) Dene Business Park, Stratford Road, 6.5 B1, B2, BS 5| Vv GOOD
Wellesbourne
(A) High Street, Henley-in-Arden 0.8 Bl 1 GOOD
(A) Stratford Bus Pk, Banbury Rd, 27 B1 >+ | vV GOOD
Stratford-upon-Avon
(A) Loxley Road, Wellesbourne 2.8 B1, B2, B8 5| VGOOD
(A) Napton Brickworks 3.0 Bl ** POOR
Arden Forest I.E, Alcester 0.5 Bl 5 MED
Bearley Airfield, Bearley 0.5 B8 *x POOR
Birmingham Road, Stratford-upon-Avan 2.1 Bl 1 GOOD
Churchland Farm, Harbury 0.3 B1, B2 *x POOR
Darlingscote Road, Shipston-on-Stour 3.2 B1, B2, B8 5 MED
Edstone Hall, Wootton Wawen 0.6 Bl *x MED
Glebe Farm, Sambourne 0.4 Bl *x POOR
Harwoods House, Ashorne 0.9 Bl *x MED
Kineton Grange Farm, Kineton 0.4 B1, B2, B8 ** POOR
Needle Industries, Studley 0.7 Bl 1 MED
New Enclosure Farm, Combrook 0.5 Bl *x POOR
New Farm, Blackwell 0.2 Bl *x POOR
Oak Farm, Sambourne 0.9 Bl *x POOR
Proving Ground, Banbury Road, 14.9 B1 9 GOOD
Gaydon
Roundshill Farm, Barcheston 0.6 B1, B2, B8 ** POOR
Ryon Hill, Warwick Road, Stratford- 0.9 B1 >+ | Vv GOOD
upon-Avon
Shottery Business Park, Timothy's
Bridge )Iéoad, Stratford-upon-Av)(;n L5 Bl 2* | VGOOD
Southam Business Park, Kineton Road, 6.0 B1l,B2 & 5 GOOD
Southam B2
Upton House, Ratley 0.4 Bl ** POOR
Waterloo Road, Bidford-on-Avon 0.2 B2 5 POOR
Total Supply of Available Land (Ha) 52.1
Premises
Arden Forest I.E, Alcester 15,000 Bl 5 MED
Birmingham Road, Stratford-upon-Avg 8,300 Bl 1 GOOD
M40 Distribution Park. Wellesbourne 10,000 B8 4|V GOOD
Shottery Bus Pk, Timothy’s Bridge Rd 5.000 B1 >+ | V GOOD
Stratford-upon-Avon
Southam Bus Pk, Kineton Rd, Southat 10,000| B1, B2, B8 5 GOOD
Waterloo Road, Bidford-on-Avon 800 B2 5 POOR
Total Supply of Available Premises 49,100sg.m
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Type of Site = See ODPM Classification Table.
* residual of Business Park-type developments lvhie each about 5 hectares in total.
** miscellaneous sites in rural locations not amgeby ODPM classification
(A) = Allocated in Stratford Local Plan
Warwick
5.20 Thirty one (31) sites and premises in Warwmodre assessed as part of the supply
appraisal.
. Location and Accessibility— the main centres of Warwick and Leamington kienef

from good access to the M40. This accessibility pi@ven to be very attractive to
developers, with a number of major schemes havengecforward in recent years.

The majority of sites tend to be located to thetlsaf Leamington and through
Warwick where easy access can be made to the NIA8.importance of the M40 is
integral to the attractiveness of sites. The dgwakent of Tournament Fields to the
south west of Warwick will provide immediate accésshe M40 and it is likely to
become a highly successful development within {e&idt providing predominantly
high quality B1 accommodation.

. Site Conditions — site conditions are largely good within Warwigkstrict
especially across the more recent developments asichpa Park and Tachbrook
park. Some of the older industrial sites providédated premises in poor locations.
This is typical of similar land uses through thé seigion and beyond.

. Availability — availability is good, with notable opportunitiesr fdevelopment at
Spa Park, Tournament fields, South Heathcote LawdeGallagher Business Park.
Other development opportunities exist as allocatedhe Local Plan and the
conclusion must be that the District has a ranggiftdrent opportunities to meet the
needs of a competitive and demanding developmenkanha The strength of the
local economy is illustrated by the fact that thaikbility of premises is limited,
particularly modern space in good locations.

. Developer Interest — interest from developers is strong, with Leartongand
Warwick benefiting from excellent accessibility thoe M40 and London. This
proximity to the capital and the growing presswedevelopment up the M40 has
created considerable interest in Warwick Distmcteécent times.

5.21 Table 5.9 below provides a summary of the aleurrent supply of employment land in
Warwick District and the classification of eachesibased on the supply appraisal
information.

Table 5.9: Employment Land Availability in Warwick

Name of Site Employment | Availability Preferred Type Quality
Land Supply | (approx ha) Use of Site | Rating
(ha)
Sites
(A) Land at High St/ Lower Ave 0.2 Bl TBC GOOD
(A) Land at Nelson Lane 0.5 Bl & B2 5 MED
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(A) Station Goods Yard 2.1 B1 & B2 TBC GOOD
(A) Land at Queensway 3.2 Bl TBC GOOD
(A) Rear of Homebase 1.8 B2 & B8 TBC GOOD
A) Wedgnock Lane /
E:azpe Rogad, Wedgnock 1.9 B2 > MED
Montague Road Ind Est 0.7 B2 5 MED
Queensway Business Park 1.9 B1, B2, B8 5 MED
Pottertons, Emscote Road 1.2 B1 1 GOOD
Siskin Drive 1.1 B1, B2, B8 5| VGOOD
South Heathcote Lane 13.7 B1, B8 2| V.GOOD
Spa Park 0.2 B1, B2, B8 2| VGOOD
Stoneleigh Deer Park 1.6 Bl 2 GOOD
Tachbrook Park 8.13 B1, B2, B8 2| VGOOD
Tournament Fields Bus Park 19.49 B1, B8 1/2| V GOOD
Total Supply of Available Land 59.3
(Ha) '

Premises
Farmer Ward Rd Ind Est 1000 Bl 5 MED
Heathcote Ind Est 1,926| B1, B2, B8 5 GOOD
Middlemarch BP Coventry Airpark 5000| B1, B2, B8 2/4 GOOD
Queensway Business Park 2000 B1,B2,BS8 5 MED
Siskin Drive 8000| B1,B2,B8 5| VGOOD
Spa Park 10,000 B1,B2,B8 2| VGOOD
Sydenham Ind Est 1,000 B2 & B8 5 MED
Tachbrook Park 5,508| B1, B2, B8 2| VGOOD
Tournament Fields Bus Park 5,000 Bl & B8 1/2| V GOOD
Warwick Technology Park 1200 Bl 2| VGOOD
Wedgnock Ind Est 2,591 B2 5 MED
Total _Supply of Available 43,725sq.m
Premises
Type of Site = See ODPM Classification Table.
(A) = Allocated in Warwick Local Plan

Summary

5.22

The supply appraisal confirms that the suboregs in the process of restructuring its

economy as the decline in traditional forms of nfaotwring continues and sites /
premises are made available to accommodate moeguirements.

5.23

Coventry accommodates a considerable dives§ibusinesses and site types. Whilst the

City has retained a considerable amount of tratiionanufacturing it has also stimulated
growth within the service and research and devedmpreectors. Developments such as
Coventry Business Park, the University of Covedtegzhnology park and those related to
the University of Warwick are helping the city toodernise and attract a range of
employers and employees to the city. Sectors witbng growth prospects include

medical technologies and creative media.
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Whilst a number of sites have come forwar@aventry in recent years, the City faces a
shortage of medium to large sites given the demditevelopment. In order for the city to
continue its planned expansion, the Council wilVéhdo carefully consider where the
future employment land supply will come from.

The appraisal of sites and premises throughwitkshire again illustrates a clear
objective to restructure the economy in light of dtecline of traditional manufacturing.
Whilst this decline continues to cause notable lgrab of unemployment in the north of
the county, the south and east have seen condidesabcess within the office and
distribution markets.

A number of high profile developments havenbeeilt in Solihull, Leamington, Warwick
and Stratford whilst Rugby has established itsslfaafavoured location for storage and
distribution firms. Storage and Distribution hagibé¢he dominant from of development in
the north of the county within North WarwickshiredaNuneaton and Bedworth as firms
have exploited the excellent road links in thisalben. However, the positive impacts here
have been less than in Rugby.

Figure 5.1 provides a summary of the supplmoployment land by authority area and use
on the basis of very good / good, medium and paery poor classifications. This shows
that the majority of land by number of sites an@rall quantum of land is classified as
either very good or good.

Figure 5.1: Quality Assessment of Employment Site& Premises
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6. Supply V Demand & Policy Implications

This section draws together the findings fromn demand and supply assessments. It
highlights the conclusions by way of illustratinget differences between supply and
demand and makes key policy recommendations. Tttesealeals with both quantitative
and qualitative supply and demand.

Quantitative Supply & Demand

It is vital that caution is exercised when sidaring requirements beyond 2016. The
provision of figures beyond this time are basedndormation that is extrapolated andll

be over 10 years out of date when the land willpsspdly be needed. Predicting
requirements this far into the future is problemdtir a number of reasons, detailed in
chapter 1, and merely displays a picture of futleenand based on current thinking and
predictions as to how the economy will develop daher next 20 years. As the worldwide
economy continues to re-shape itself predictiongraployment land needs beyond 5 —10
years into the future should be regarded as indeaind subject to regular review as time
goes by.

Therefore, we advise that the emphasis ofdhelts is on those on supply and demand in
the short term. Therefore this section deals vhth gituation up to 2016 and the position
on demand from 2016 to 2026 is in Appendix 5

In order to gain a better appreciation of thiahce between supply and demand, we have
broken down demand and supply by authority arealand use type, and broken these
down into 5 yearly periods to 2016 i.e. 2006-20fd 2011-2016. The supply analysis is
based on information incorporated in chapter 5weleer, in order to provide total supply
figures for the use classes analysed, the followaimgroach has been used to break down
supply between the various classes:

> where land is identified as B1 or B2, it is assunied 25% is B1 and 75% B2;

> where land is identified as B1, B2 or B8, it iswasd 25% B1, 25% B2 and 50%
B8;

> where land is shown as B2 or B8, it is assumecttsyit equally;

> sui generis assumes half of all B2 land;

Once these calculations have been made, thleatobunt of B1 land is further divided as
75% Bla and 25% B1 b/c.

For example, in the case of Table 5.1a, the ®4mly for Coventry is calculated from
Table 5.1 as:

1. Blland =5.7
2. B1/B2-36.6 of which 25% is B1 = 9.15
3. B1/B2/B8—-21.0 of which 25% is B1 =5.25

This gives a total B1 area of 20.1 ha. Of,th&9 is assumed to be Bla (i.e. 15 ha).

The following tables provide an illustrationsafpply against demand between 2006 and
2011 and demand up to 2016. The figures are sptitfive yearly chunks for each

authority and consider the amount of land requng@ambridge Econometrics (CE) and
the Past Take Up (PTU) methods of forecasting. Gldigure represents the high growth
scenario from economic testing plus the land regluior replacement for job losses. The
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PTU figure is derived from the amount of land peéelil to be required when considered
against past take up rates. The tables also arsighply against the average of both
approaches and illustrate surpluses and deficiesavappropriate.

Coventry
Requirement (Ha) Surplus or Defecit (Ha)

CamEcon PTU | Average |Supply| CamEcon PTU Average
Bla 3.1 19.5 11.3 15.1 12 -4.4 3.8
Blb/c & B2 1.1 19.5 10.3 38.9 37.8 194 28.6
B8 8.1 27.5 17.8 11.6 3.5 -15.9 -6.2
Sui Generis 3.8 N/A 1.9 N/A N/A N/A N/A
Replacement
for job losses 5.3 N/A 2.65 N/A N/A N/A N/A
Total 21.4 66.5 43.95 65.6 53.3 -0.9 26.2

Table 6.2 — Coventry Demand 2011-2016

Requirement (Ha) Surplus or Defecit (Ha)

CamEcon PTU | Average |Supply| CamEcon PTU Average
Bla 2.4 19.5 10.95 | N/A N/A N/A N/A
Blb/c & B2 0.9 19.5 10.2 N/A N/A N/A N/A
B8 5.2 27.5 16.35 N/A N/A N/A N/A
Sui Generis 2.9 N/A 1.45 N/A N/A N/A N/A
Replacement
for job losses 5.3 N/A 2.65 N/A N/A N/A N/A
Total 16.7 66.5 41.6 N/A|  N/A N/A N/A

North Warwickshire

Table 6.3 — North Warwickshire Supply Against Dech@006-2011

Requirement (Ha) Surplus or Defecit (Ha)
CamEcon PTU | Average |Supply CamEcon| PTU Average
Bla 0.4 4 2.2 0 -0.4 -4 -2.2
Blb/c & B2 0.1 10.5 5.3 11.2 11.1 0.7 5.9
B8 1.8 37 19.4 74.2 72.4 37.2 54.8
Sui Generis 0.5 N/A 0.25 N/A N/A N/A N/A
Replacement
for job losses 1.5 N/A 0.75 N/A N/A N/A N/A
Total 4.3 51.5 27.9 85.4 83.1 33.9 58.5

Table 6.4 — North Warwickshire Demand 2011-2016

Requirement (Ha) Surplus or Defecit (Ha)
CamEcon PTU | Average |Supply CamEcon| PTU | Average
Bla 0.4 4 2.2 N/A N/A N/A N/A
Blb/c & B2 0.1 10.5 5.3 N/A N/A N/A N/A
B8 1.2 37 19.1 N/A N/A N/A N/A
Sui Generis 0.4 N/A 0.2 N/A N/A N/A N/A
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Replacement
for job losses 15 N/A 0.75 N/A N/A N/A N/A
Total 3.6 51.5 27.55 N/A|  N/A N/A N/A

Nuneaton & Bedworth

Table 6.5 — Nuneaton & Bedworth Supply Against Decha006-2011

Requirement (Ha) Surplus or Defecit (Ha)

CamEcon PTU | Average |Supply| CamEcon PTU Average
Bla 0.7 9.5 5.1 3.6 2.9 -5.9 -1.5
Blb/c & B2 0.1 9.5 4.8 21 20.9 115 16.2
B8 3 19.5 11.25 21.5 18.5 2 10.25
Sui Generis 1.3 N/A 0.65 N/A N/A N/A N/A
Replacement
for job losses 1.8 N/A 0.9 N/A N/A N/A N/A
Total 6.9 38.5 22.7 46.1] 42.3 7.6 24.95

Table 6.6 — Nuneaton & Bedworth Demand 2011-2016

Requirement (Ha) Surplus or Defecit (Ha)
CamEcon PTU | Average |Supply| CamEcon PTU Average

Bla 0.5 9.5 5 N/A N/A N/A N/A
Blb/c & B2 0.1 9.5 4.8 N/A N/A N/A N/A
B8 2 19.5 10.75 N/A N/A N/A N/A
Sui Generis 1 N/A 0.5 N/A N/A N/A N/A
Replacement
for job losses 1.8 N/A 0.9 N/A N/A N/A N/A
Total 5.4 38.5 21.95 N/A|  N/A N/A N/A

Rugby

Table 6.7 — Rugby Supply Against Demand 2006-2011

Requirement (Ha)

Surplus or Defecit (Ha)

CamEcon PTU | Average |Supply| CamEcor PTU Average
Bla 0.8 3 1.9 8 7.2 5 6.1
Blb/c & B2 0.2 3.5 1.85 13.7 13.5 10.2 11.85
B8 2 30 16 21 19 -9 5
Sui Generis 0.5 N/A 0.25 N/A N/A N/A N/A
Replacement
for job losses 1.8 N/A 0.9 N/A N/A N/A N/A
Total 5.3 36.5 20.9 42.7| 39.7 6.2 22.95

Requirement (Ha)

Table 6.8 — Rugby Demand 2011-2016

Surplus or Defecit (Ha)

CamEcon PTU | Average |Supply| CamEcor PTU Average
Bla 0.7 3 1.85 N/A N/A N/A N/A
Blb/c & B2 0.2 3.5 1.85 N/A N/A N/A N/A
B8 1.3 30 15.65 N/A N/A N/A N/A
Sui Generis 0.4 N/A 0.2 N/A N/A N/A N/A
Replacement
for job losses 1.8 N/A 0.9 N/A N/A N/A N/A
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Total | 44 | 365 2045 | NA[ NA [ NA| NA |
Solihull
Requirement (Ha) Surplus or Defecit (Ha)
CamEcon PTU | Average |Supply| CamEcon PTU Average
Bla 3.2 5.5 435 | 21.95| 18.75 | 16.45 17.6
Blb/c & B2 15 4.5 3 4.15 2.65 -0.35 1.15
B8 4.9 6 5.45 8.3 3.4 2.3 2.85
Sui Generis 1.2 N/A 0.6 N/A N/A N/A N/A
Replacement
for job losses 2.5 N/A 1.25 N/A N/A N/A N/A
Total 13.3 16 14.65 34.4] 248 18.4 21.6
Table 6.10 — Solihull Demand 2011-2016
Requirement (Ha) Surplus or Defecit (Ha)
CamEcon PTU | Average |Supply| CamEcor PTU Average
Bla 2.8 5.5 4.15 N/A N/A N/A N/A
Blb/c & B2 1.4 4.5 2.95 N/A N/A N/A N/A
B8 3.3 6 4.65 N/A N/A N/A N/A
Sui Generis 0.9 N/A 0.45 N/A N/A N/A N/A
Replacement
for job losses 2.5 N/A 1.25 N/A N/A N/A N/A
Total 10.9 16 13.45 N/A| N/A N/A N/A
Stratford
Requirement (Ha) Surplus or Defecit (Ha)
CamEcon PTU | Average |Supply CamEcon| PTU Average
Bla 1.2 11 6.1 36 34.8 25 29.9
Blb/c & B2 2.5 22.5 12.5 6 3.5 -16.5 -6.5
B8 1.8 6 3.9 10 8.2 4 6.1
Sui Generis 1.3 N/A 0.65 N/A N/A N/A N/A
Replacement
for job losses 15 N/A 0.75 N/A N/A N/A N/A
Total 8.3 39.5 23.9 52 46.5 12.5 29.5
Table 6.12 — Stratford Demand 2011-2016
Requirement (Ha) Surplus or Defecit (Ha)
CamEcon PTU | Average |Supply CamEcon| PTU Average
Bla 0.9 11 5.95 N/A N/A N/A N/A
Blb/c & B2 2.4 22.5 12.45 | N/A N/A N/A N/A
B8 0.9 6 3.45 N/A N/A N/A N/A
Sui Generis 0.9 N/A 0.45 N/A N/A N/A N/A
Replacement
for job losses 15 N/A 0.75 N/A N/A N/A N/A
Total 6.6 39.5 23.05 N/A|  N/A N/A N/A
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Warwick
Requirement (Ha) Surplus or Defecit (Ha)

CamEcon PTU | Average |Supply| CamEcor| PTU Average
Bla 2.2 8.5 5.35 17 14.8 8.5 11.65
Blb/c & B2 1.1 9 5.05 17.6 16.5 8.6 12.55
B8 4.4 13.5 8.95 24.7 20.3 11.2 15.75
Sui Generis 1.8 N/A 0.9 N/A N/A N/A N/A
Replacement
for job losses 1.3 N/A 0.65 N/A N/A N/A N/A
Total 10.8 31 20.9 59.3] 51.6 28.3 39.95

Table 6.14 — Warwick Demand 2011-2016

Requirement (Ha) Surplus or Defecit (Ha)

CamEcon PTU | Average |Supply| CamEcor| PTU Average
Bla 2 8.5 5.25 N/A N/A N/A N/A
Blb/c & B2 1 9 5 N/A N/A N/A N/A
B8 2.9 13.5 8.2 N/A N/A N/A N/A
Sui Generis 1.5 N/A 0.75 N/A N/A N/A N/A
Replacement
for job losses 1.3 N/A 0.65 N/A N/A N/A N/A
Total 8.7 31 19.85 N/A N/A N/A N/A

6.9 These tables shatlat each authority with the exception of Coveltitag,in quantitative

terms, a sufficient supply of land to meet foreedsteeds to 2011 based on the CE and
PTU requirements and the average of the figured-fmint) taken from both approaches.

6.10 With regard to Coventry, supply is nearly deubat required when considered against the
CE requirement but about 1ha below that requiradh& PTU figure up to 2011. To 2016
Coventry experiences a demand of between 16.7.50l66

6.11 The tables compare the supply of land ag#iesamount of land required via CE and PTU
forecasts, and the average requirement based dwohapproaches to provide deficit and
surplus information. It is important to note thapply information has only been provided,
however, on the tables dealing with the 2006-20&fiod. This is to provide a true
reflection of the local situations according to pigaal plans and statutory plan periods; all
of which end in 2011.

6.12 It is of course accepted that the current lsupll no doubt serve needs beyond 2011.
However, given that all of this land should haverberovided to meet needs only to 2011
we need to consider the situation to this poiritaly.

6.13 This re-enforces the need for each Local Aitthdo regularly review the situation
through their emerging and future LDF preparati@wgply will lastin quantitative terms
to 2011 for most authorities, this supply and adddl allocations will be required beyond
to meet future demand. There are also quality icagilbns and other factors which are as
important as quantity. These are discussed below.
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6.14 Tables 6.15a-e below summarise demand agaupgly by use class for each authority
between 2006-2011 and demand to 2016. Table @uf@narises the overall supply

against the forecast requirements.

Table 6.15a: B1 a Demand (2006 — 2016) and SuppB006 — 2011)

Bé;mDEirgr"’]‘”d (ZO%GTUZOM Supply (2006 — 2011)
Coventry 5.5 39 15.1
North Warwickshire 0.8 8 0
Nuneaton & Bedworth 1.2 19 3.6
Rugby 15 6 8.0
Solihull 3.6 11 7.8
Stratford on Avon 2.1 22 36
Warwick 4.2 17 17
Total 18.9 122 87.5

Table 6.15b: B1 b/c / B2 Demand (2006 — 2016) and@ly (2006 - 2011)

B1 b/c / B2 Demand (2006 — 201€¢ | Supply (2006 —
CamEcon PTU 2011)

Coventry 2.0 39 38.9
North Warwickshire 0.4 21 11.2
Nuneaton & Bedworth 0.2 19 21
Rugby 0.4 7 13.7
Solihull 2.9 9 7.1
Stratford on Avon 4.9 45 6
Warwick 2.1 18 17.6
Total 12.7 158 115.5

Table 6.15c: B8 Demand (2006 — 2016) and Supply (8- 2011)

28 Demand (2006 —2018 | supply (2006 - 2011
Coventry 13.3 55 11.7
North Warwickshire 3.0 74 74.2
Nuneaton & Bedworth 5.0 39 21.5
Rugby 3.3 60 21
Solihull 8.2 12 8
Stratford on Avon 2.1 12 10
Warwick 7.3 27 24.7
Total 42.8 279 171.1

Table 6.15d: Sui Generis Demand (2006 — 2016) and@ly (2006 — 2011)

= ;%'Efg;‘e”s DeILnTEL”d Supply (2006 — 2011}
Coventry 6.5 N/A N/A
North Warwickshire 1 N/A N/A
Nuneaton & Bedworth 2.5 N/A N/A
Rugby 1 N/A N/A
Solihull 2 N/A N/A
Stratford on Avon 2.5 N/A N/A
Warwick 3.5 N/A N/A
Total 17.5 N/A N/A
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NB — Whilst the Sui Generis supply is noted as N8l leould come forward for this use within the
supply for other uses as specified. A common agprEato assume that 50% of all land specified for
B2 could come forward for such use.

Table 6.15e: Land Replacement for Job Losses (200&2016)

Land Replacement for
Job Losses Supply
CamEcon PTU
Coventry 10.8 N/A N/A
North Warwickshire 3.7 N/A N/A
Nuneaton & Bedworth 3.6 N/A N/A
Rugby 3.8 N/A N/A
Solihull 55 N/A N/A
Stratford on Avon 2.8 N/A N/A
Warwick 2.4 N/A N/A
Total 32.1 N/A N/A

Table 6.16: Land Supply(2005) Forecasts 2006-2016érass Sub-Region

Land Supply at 2005 Forecast

Requirement 2006

— 2016 (CE-PTU)
Coventry 65.4 36 -133
North Warwickshire 85.4 8-103
Nuneaton & Bedworth 46.1 12 -77
Rugby 42.7 9-73
Solihull 34.4 23-32
Stratford on Avon 52.1 15-79
Warwick 59.3 19-62
Total 385 122 - 559
Quality

6.15 Quantity is one dimension of employment lantl the other equally important aspect is

quality. Quality of employment land largely equati@snarket sector category and tends to
be determined by a combination of size, locatidgh lquality environment and access

factors. There needs to be a range of sites instefrsize and quality to meet the demand
for different types of site. In order to attracvdpment sites also need to have qualities
that are attractive to investors.

6.16 In the RES and RSS 11 the guidance on emplatytaad provides a foundation to
encourage the development of new high growth enmpdoy sectors coupled with the
modernisation of the Region's existing traditiomadlustries. In this sub-region they
include the following growth sectors, which havepmuformed the West Midlands over
the period 1998-2004.

e Business Services,

e Public Administration,
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e Education & Health; and
Wholesale & Retalil.

This is supported by RSS policy PA 6, Portfalf Employment Land, which confirms the
need for local authorities to provide and maintairange and choice of readily available
employment sites to meet the needs of the Regemosomy. This policy also identifies a
hierarchy of sites for the portfolio. Informatios ¢ollected for the Region on the basis of
these categories as part of the Regional Employireemd Study (RELS). In this report we
are concerned with the sites at sub-regional lardlbelow i.e. RSS"%tier sites.

The portfolio is also supported in existingyelepment plans where land allocated and
policies seek to retain a portfolio of employmeand of appropriate size, quality and
locational characteristics.

The existing supply is identified in Sectiomarkd has been given an overall quality rating
in relation to the extent to which it meets modéusiness requirements in terms of
location and accessibility, site conditions andaleper interest. This is summarised in the
Local Authority Perspective below.

Other Factors

The relationship between employment change and demnd for employment land
Our approach to estimating future employment lagguirements is based on relating
forecast employment change to land use. Whilstighthe accepted convention (as set out
in ODPM Employment Land Reviews Guidance Note 2@0#)is not a perfect approach.
For example, in manufacturing, declining employmeiit not necessarily translate into
declining demand for industrial land (i.e. becaoBencreased automation of production).
Therefore, declines imdustrial land demand estimated for the sub regiaynot always
result in actual losses of industrial businessespaamises. For this reason, it is sensible
to consider gross land requirements (i.e. futugaiirements excluding industrial declines
in requirements) as well as net.

Impact of density sensitivities. The impact of varying the density of employment
development and plot ratios can have a significapgct on land requirements in either a
positive or negative manner, particularly over arty year timeframe.

Market churn. This process will require a reasonable degreadditional ‘slack’ in the
supply of stock to allow for the process of propenarket change.

Competing land use pressures. In areas where there are significant pressures fo
alternative land uses there may be a strongemadddor transfer to other uses. However,
in practice, such areas tend to be where therksasaarationale for retaining / promoting
employment uses and because employment uses tgahéoate lower value returns than
residential development, there is an added comaleqmiessure which puts vacant
employment sites under threat. This necessitatgsoag planning policy framework to
ensure that there is sufficient employment landntet requirements and that accessible
sites of appropriate quality and attractivenesthéomarket are retained for such use. This
would include policies for protecting employmentda

Local Authority Perspective

Given the information provided above for ebmtal authority a review of the individual
situations is provided below. This provides commenton the quantity and quality of
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existing supply against demand and where the pdatidocus needs to be for each local
authority in progressing their LDF's.

Coventry

6.25 Our research above illustrates that thereufficent land (i.e. an over supply) to meet
forecasting requirements based on economic foreagatst 2011. There is also a sufficient
supply to meet that required based on the averatyeekn the CE forecast and past take up
to 2011. However, there is a small shortfall ofdan meet the PTU forecast.

6.26 Between 2011 to 2016 the demand is in theerafid 6.7 to 66.5 ha with the mid point
being 41.6 ha.
6.27 Further advice will be provided to Coventrytmw to meet the requirements of additional

employment land but it is clear that the City vinlive to identify additional land to meet
projected needs to 2016. The sheer density of thes®uilt environment added to the
extent of the city’'s Green Belt make it difficulb identify suitable opportunities not
involving the redevelopment of existing sites.

6.28 With regard to quality the city would bengférticularly from the provision of additional
grade A office space within the centre and/or vedisy access to the train station and the
inner ring road.

6.29 The future of employment land provision in €aolvy provides a number of interesting
guestions and challenges, which need to be addr@sgall as the City reviews the local
plan and moves towards the LDF.

Solihull

6.30 To 2011 there is a comfortable supply of employment land within Solihull to meet
forecast needs via CE and PTU forecasting methods. Identified supply is about 34 hectares
of which about 6 hectares may not be immediately available but can be considered to be part
of the potential supply. The CE method figure for demand, at about 13 hectares, suggests a
surplus of employment land of about 21 hectares and the PTU method figure at about 20
hectares suggests a surplus of about 14 hectares.

6.31 To 2016, about 24 hectares would be required under the CE method figures i.e.
potentially, there would be a surplus of land of about 10 hectares. Against the PTU forecast
figure of 32 hectares there would remain a very small land surplus (about 2 hectares). Taking
into consideration ‘market churn’ issues and the need for a choice of available sites, the
employment land supply can be said to be a relatively tight one.

6.32 Between 2016 and 2026 there is likely to be a need to identify a significant amount of
employment land to meet projected demand under either methodology (see appendix 5 for
CE method forecast). Projections for the PTU method are not given for the 10 year period to
2026 but based on projections for the preceding 10 year period there is a potential shortfall of
employment land of about 30 hectares. A plan, monitor manage approach is needed through
the LDF process, adopting regular review to more finely determine how much employment
land is needed. The LDF will, of course, need to also take on board guidance that emerges
through the review of the Regional Spatial Strategy relating to employment land issues and
policy and this may have a significant bearing on the quantity of employment land identified
in the LDF and its location.
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6.33 The capacity of Solihull to find further employment sites is constrained. Opportunities in
the urban area are scarce, particularly in North Solihull where there is the greatest
employment need. Solihull does have a number of older employment sites and some
restructuring is taking place on them, for example, some of the older parts of the Cranmore
Industrial Estate in the Shirley part of the Borough have been redeveloped in recent years for
offices and modern industrial/warehouse units. However, these older sites remain in active
use. Solihull does not have significant, redundant employment sites in the urban area for
recycling purposes. Any significant requirement for new sites may therefore put pressure on
the release of green belt land beyond the urban areas. This may raise issues related to
sustainability and related to climate change policy.

6.34 Solihull's main employment sites, including land making up the identified employment
land supply is of generally good quality, is generally located in close proximity to the highest
densities of employment age population, is relatively accessible and is likely to remain
attractive within the employment land market. Solihull’s identified general employment land
supply makes, or can make, an important contribution to the portfolio of 'second tier’ sites
required by the Regional Spatial Strategy (PAG6).

6.35 For all of the above reasons it is important to continue to protect employment land and
premises in Solihull.

6.36 North Solihull, i.e. the 4 wards of Chelmsley Wood, Fordbridge, Kingshurst and Smiths
Wood, is located within the East Birmingham and North Solihull Regeneration Zone. North
Solihull residents experience significant barriers to employment and access to employment
opportunities in the area are very limited. The area has a low business base and levels of
unemployment are persistently high. The area demonstrates significant levels of deprivation
with pockets of severe deprivation in some neighbourhoods. A number of initiatives to
address unemployment are being pursued through the North Solihull Strategic Framework
(SPG - February 2005). The document seeks to deliver regeneration through new housing,
stronger communities and improved services including schools, community facilities and
improved access to employment.

6.37 Key challenges for Solihull will be to ensure the continued competitiveness of the
Borough as an investment location, to close the gap on inequality by addressing high
unemployment in North Solihull, to retain and further promote a skilled, qualified workforce
and to promote economic development in a way that supports sustainable development
principles.

Warwick

6.38 Our forecasting has revealed that there igalthy supply of employment land within
Warwick District to 2011 with supply comfortably @eding requirements based on PTU
and CE scenarios, with supply nearly double thatlad under the PTU approach.

6.39 The situation at 2016 shows a demand of 831 tea.

6.40 Discussions with officers of Warwick Districbuncil reveal that the ability to deliver new
employment land is a significant concern. As tjpagses and the reality of the forecasting
is borne out, the Council may have to carefully sidar options involving greenfield
development.
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As a note of caution, the continued demantteénDistrict for employment development
needs to be carefully considered bearing in miedithited activity at Tournament Fields.
The current stagnation of the M40/M42 office marketof considerable note, though
forecasts suggest an upturn in demand.

Expansion of the University of Warwick

As a major sub regional employer we have dened the development requirements of
the University of Warwick to 2026. At the preseimia the focus of University activity is
on the Coventry side of the campus i.e. east ob@&ilHill Road. Whilst development
opportunities remain on the Coventry side of then@as this capacity falls short of what
is needed to enable the University to expand asine

Therefore, the University has drawn up a ‘Q0¥2sion outlining how it wishes to expand
on both the Coventry and Warwick sides of the canpe University has calculated the
amount of development required over a ten-yeappewith land uses broken down into:

« academic teaching and research
e student accommodation

e support services (meaning central administratibnaty services, social, catering and
sports facilities)

- "other" (comprising arts centre, students’ uniamference facilities and new
initiatives)
A fundamental objective of the University’sv@®pment Plan is to provide s sustainable
mix of uses across the campus, with the aim ofticigaa vibrant and sustainable
community. It is vital that identified needs aretrar or adjacent to the existing campus in
order for the overall sustainability of the campose maximised. The plan below shows
the masterplan for the university’s expansion, wath coloured elements representing
proposed developments. It is considered that athefdevelopment types specified are
essential to the University and should not be mhedi'off-site’.

The need to expand the university is basati@economic importance of the University’s
activities, the increasing number of applicants timgnto attend the university and the
specific need to expand and improve the Universitgsearch capability.

The expansion of the University is supporteth by Coventry City Council and Warwick
District Council. All of the University’'s land in WAfwick District is located within the
Green Belt. Within this ownership, the area of lanticipated for University development
is proposed to be a major developed site withirréwesed deposit Local Plan.

Stratford on Avon

Stratford faces similar issues to Warwick DGhat there is an over supply of land to meet
needs to 2011 based against both forecasting tpodmi and a demand of 6.6 to 39.5 ha to
2016.

The important issues relating to Stratfordohes around where to find new sites in and
around the main centres, notably Stratford-uponsAxown, and how to cater for
appropriate new employment throughout the ruratspaf the District. Commercially,
Stratford-upon-Avon struggles to compete with Leagton and Warwick due to being
slightly further away from the M40. However, thentaued development of new office
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provision in the town suggests that developer demice is good and that the economy
continues to evolve through the delivery of monmerise sector employment.

Nuneaton & Bedworth

Our assessments have shown that there is emsapply of employment land to meet
needs to 2011 when considered against the resulbeth forecasting techniques. The
demand to 2016 is 5.4 to 38.5 ha.

The difference between PTU (past take up)@Badeconomic forecasting + replacement
for job losses) is marked in Nuneaton and Bedwdté to the considerable amount of
development that has taken place in and around &lanen particular. Considering the
range in requirements here it is clear that carpfahning and regular review will be
needed by the Council to gauge the validity offtrecasted land requirements provided.

The Council has permitted development anc¢alérl development on a number of sites to
facilitate economic growth and diversification igHt of the decline of traditional industry.
Focussed largely around Nuneaton these sites atairsable and afford good access by
public transport. A key concern set out abovéhés ghortfall of B1 land. Indeed, if past
trends continue then land for these uses wouldrbeaxarce very quickly and this would
be a significant constraint moving forward. Keyalbbnges for the Council moving
forward are how to deal with the requirements oakno medium sized firms requiring
industrial and office accommodation. Discussionshwtconomic development officers
revealed a need for the provision of such accomtimdén and on the edge of the urban
areas. Such issues need full consideration thrtheformulation of the LDF.

The need to stimulate development within amodirad the Regeneration Zone will be of
critical importance to the Council when moving fang with the LDF and the review of
employment land needs.

North Warwickshire

North Warwickshire has comfortably exceedsdatget for employment land provision as
set by the Warwickshire Structure Plan (1996-20T)is is largely due to notable

developments at Hams Hall (Regional Logistics Sit&) Birch Coppice and the allocation
of Baddesley Colliery. Most of this developmens lbaen for B8 uses.

The result of this is that there is a consider over supply of land available in North
Warwickshire to meet both forecasting methods tb120he demand position up to 2016
is in the range of 3.6 to 51.5 ha. There has beéigla level of development in the

Borough in recent years. The economy of North Wekshire has, and is, undergoing
fundamental change and recent developments hawemel the sites and premises to
accommodate this into the future. It is doubtfidrdfore that the amount of development
provided historically over the last ten years Ww#él maintained or repeated.

The challenges facing North Warwickshire mgviorward are to encourage development
in and around the main centres of Atherstone anésBil. Discussions with economic
development officers at the Council suggesting aallmeed for small to medium sized
industrial and office accommodation. The North Wakshire LDF needs to consider
these issues and allocate/support developmentghrappropriate policy in line with the
RSS. The limited provision of land for B1 usesisignificant concern in meeting this
need.

Rugby
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The situation in Rugby mirrors that seen else in the sub region. There is a small over
supply of employment land to 2011 against both dasting methods. The demand
position to 2016 shows a range of 4.4 to 36.5 ha.

With regard to detailed issues affecting teeetbpment of the Rugby LDF we agree with
the findings of the employment land appraisal gft&mber 2004. The main conclusions
from this are detailed at page 11 of the report fowdis on the need to maintain the
revitalisation of the economy, the encouragementBaf uses and the provision of
additional industrial space for small to mediunedifirms.

Policy Implications

The table$.1 — 6.14illustrate that there is a sufficient amount afdan each authority
area to meet forecast demand until 2011 i.e. theoéthe current plan period$iowever,
any surpluses currently identified need to be proteted until reviewed.

Whilst there is no short-term lack of suppgy strengthening in the take up of B1 land
could lead to a shortfall in provision. In additito this, if past take up rates of B8 land
continue then there will also be a shortfall in @ypin the middle term. This study is
focussed on the more local needs of the distributimlustry and these need to be
distinguished from national/regional needs.

As a general policy response, it will be intpot to establish a good understanding of the
guality of sites so that appropriate sites can tmtepted as a priority. Our appraisal of
sites detailed in Section 5 provides a qualityngafior all sites from ‘very good’ to ‘poor’.
Local authority partners should monitor and revidhe classifications periodically as
requirements change.

There is need to ensure that existing employment sites, twkan contribute to the
portfolio, are protected from alternative uses.

The amount of land required couldrifermed by the Annual Monitor. This would enable
a check to be made on the levels of developmefit ipatierms of amount and quality and
what needs to be replaced in the portfolio. A magm would also have to be in place for
a formal review when the relevant part of the LBFbeing considered. It will also be
necessary to consider levels of housing growtkelation to the revised RSS and the
relationship between these locations of housingvtiroand employment proposals to
encourage sustainable development.

The emerging policy framework for each arelvéied to ensure that the right amount of
the right type of employment land in the right lbeas at the right time is provided. This
will include new allocations.

There is a need to retain a reasonable surphites so as to ensure there is a sufficient
range and choice of sites to encourage investment.

Consideration also needs to be made to hgdrtgof the employment land supply readily
available and some in the pipelifiéhis is to ensure that at no stage does employtardt
supply ‘dry up’, even if plans are still under paegtion.

Intervention Strategy

In some circumstances there might be oppasnfor intervention measures to help
support the development process.
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Each local authority will need to consider thiee an intervention strategy is developed to
help deliver employment land. Considering the aamsts to the delivery of land within
the sub region (i.e. Green Belt, density of urbezas etc) it is likely that there will be a
number of suitable sites available but affectedhwibnstraints. As such, the employment
land policy framework across the sub region coutividle a range of possible measures to
help bring forwards office and industrial developitse Such measures include:

* Funding development costs and/or incentives forskss;

e Supporting strategic infrastructure projects toriowe accessibility;
» Site infrastructure works (esp. within RZ’s);

» Decontamination measures;

» Development of briefs and masterplans for key sites

* Marketing and promotion;

» Support for mixed use schemes as a means of geneaalditional private sector
investment to be used as a form of cross-subsidyeocome constraints.

A combination of AWM, DTl and ODPM funding soes could potentially be targeted to
deliver such measures. Considering the aims arettibgs of these organisations and the
type of funding they offer it is likely that suppawill be focussed to sites within the
regeneration zones and the high technology cosidor

Whether any surplus lawdll be released is a matter for local planninghauities to
consider in the light of their particular circumstas bearing in mind all the assessment
processes requiredn so doing, authorities will need to take accoohtthe scale of
competing land use pressures as well as localypabpirations for the development of
employment land.

It will also be necessary to establish an ggmpte framework against which to assess sites
for release on a case-by-case basis as and whevetegment proposals arise. We would
suggest that the criteria set out in Appendix feluould form the basis for assessing such
proposals, together with further considerationerhdnd, in respect of:

> Efforts made by applicants to market the site fopyment use; and
> length of time the site has remained vacant i @fpof lack of viability

When identifying considering the level of eayshent land to be allocated local
authorities should give serious consideration ® ifsue of choice. Great emphasis has
been placed on the need for quality of sites, Aigrteeds to be re-enforced with suitable
choice. The review of employment allocations isoa#s sensitive business and local
authorities must ensure that good quality employtrtaamd is suitably protected.

New Allocations

New allocations will be needed to maintainappropriate employment land supply offer
in key locations. These are as follows:

> in accessible locations where there is a needtfs of the right quality and in the
right location to meet future requirements;
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> to meet a specific market sector or occupier thatgarticular requirements which
cannot be met by current supply;

> in line with the development plan policy and towesthat the distribution of
employment sites accords with sustainable develapprnciples; and

> where there is a spatial rationale or opporturdtyniaking new employment
allocations as part of new mixed use developmenaluextensions.

Key criteria for selecting sites for newoalitions should include:

> Location — ‘inner urban’ (i.e. town centre) or ‘outer urbére. located within urban
areas but outside of town centres) sites gengpadlyent the most sustainable options
for new development as opposed to rural sites.ryEwneividual site must be
considered in the context of promoting sustaindelelopment. This could mean the
use of greenfield land in an appropriate locatather than brownfield land in a
location that is not sustainable;

> Accessibility — sites that are accessible to the primary roadar& present the most
attractive options for development. Furthermortessshould have good access to
public transport (ideally less than 0.5 miles adray a public transport interchange);

> Site Conditions and Evidence of Constraints- site conditions which are amenable to
taking the site forward (i.e. flat topography aedular shape), together with those
which have no or minimal constraints present thstraaitable option.

> Quality of Environment — sites which are situated within a good qualityiemmment,
including public realm, fabric of nearby buildingsd open spaces present the most
suitable development option;

> Compatibility with neighbouring uses— sites which have compatible adjacent land
uses for the intended uses would be most suitahbk;

> Contribution to economic development and social regneration objectives— sites
which could make a positive contribution to econobdevelopment and regeneration
objectives would be most suitable (e.g. would helpupport the Hi-Tech Corridor or
Regeneration Zone).

Summary

This section of the report has illustrated #wording to both forecasting techniques there
is sufficient land available within the sub regimnmeet needs until the end of the current
local plan periods i.e. 2011. Moving beyond 2012046 if PTU forecasts are proved to
be correct there will generally be a shortfall opgly.

Given that the sub regional economy has beemdelled over the past 10-15 years as a
result of international and national restructurangonsiderable amount of land has been
developed to help meet the needs of changing cstames. Given the extent of this
development the forecasted requirements emanatomg PTU forecasting methods need
to be treated with great caution. Not only do thegd to be treated with caution due to the
extensive development rates they are based on Ibat due to the uncertainties of
forecasting needs so far into the future.

The policy implications of the supply agaim&mand analysis are clear. Each local
authority, whilst in a comfortable position to 2Qtikeds to employ a regular and detailed
review on employment land supply to inform the neechew allocations allied to a robust

set of policies that direct development to sustaméocations and enable the protection of
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the appropriate sites. In line with the guidancetamed within PPS3 policies do need to
be provided that enable the release of employnitad proved not to be no longer viable
for such use.

Given that land is likely to be required toateeed to 2016, and certainly to the end of the
RSS period (2026), careful thought needs to benghav as to where such land can be
identified. The identification of additional lansl likely to be a challenging activity across
the sub region due to a number of policy and playsionstraints.

The supply of brownfield sites in the urbasaaris limited. This may put further pressures
on the development of green field land that wilediéo be dealt with through the LDF
process. Intervention strategies need to be camesldey each authority to assess whether
suitable sites currently unavailable can be brodghward. Such strategies should give
particular focus to realising potential within theb region’s regeneration zones and high
technology corridors.

The following chapter sets out our overallaosions and recommendations.
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7 Conclusions and Recommendations

7.1 DTZ was commissioned to undertake an assessofetfte quantity and quality of
employment land supply across the West Midlands'region of Coventry, Solihull and
Warwickshire.The report has also involved assesgirggsupply of land against forecast
demands across the sub-region to 2016 and beydRe

7.2 The study has involved collaboration with aitdl authorities across the sub-region to
present a picture of the sub-region's ability teetremployment land needs in the short,
medium and longer term. In order to present a @deaof results and conclusions careful
assessment has been made of supply against foderaand. These results can inform the
evidence base for each authority to work from i threparation of their Local
Development Frameworks.

7.3 The assessment of supply has involved the sseses of land considered available or is
likely to come forward in the short term, for empitent use at the outset of the report,
which enabled us to present a picture of the amandtquality of land across the sub-
region. This supply of 385.6 ha of land was thensodered against the amount of land
forecast to be required.

7.4 The assessment of land has involved the assassifreconomic forecasting data and past
take up information. The CE forecast of need asrredl to in the forecasted requirements
represents the high growth figure from economi@dasting and predicted land required
through replacement for job losses and for sui-gengses. The PTU forecast is taken
from past take up figures and does not includeasggrhent land or job losses.

7.5 The high growth figures from the CE method hheen adopted in the conclusions on
employment land requirements as they best reflextstrengths of the CSW sub-region
and its ability to outperform the Region as a whiolederms of attracting employment
related investment.

7.6 There is a significant difference betwdlee amount of land required via the past take up
forecasting method and the CE method estimates pbksible reasons for this are discussed
in Chapter 4. The CE method, whilst a generallyrenobjective approach than the PTU
method, can tend to be on the conservative sides iiindings. Whereas the PTU method is
based on actual land take over a given time peiisdimplicity as a means of looking into
future requirements enables it to be taken onlg Bmugh, indicative guide, particularly where
it is being used to look relatively far into theure.

7.7 The headline finding of the report is thasdzhon CE and PTU forecasts there is enough land
available to meet needs across the sub-regioretertti of the current plan periods, 2011.

7.8 Based on the CE Forecast of need the situaialso positive to 2016, though there is generally
an under supply based on the PTU forecast. Beyot@ the sub-region still retains enough land
to meet the CE forecast, but substantially less that required via the PTU forecast.

7.9 Considering the findings of the report as suns®d above it is evident that each local authority
has a healthy supply of employment land to meehé#wezls specified in adopted local plans and up
until 2016 based on CE forecasts. However, cauteards to be exercised on the implementation
of both CE and PTU approaches. Although it is dinibbhat the PTU forecasts will be borne out,
it is also possible that the CE forecasts may tiatet and prove conservative.
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7.8 The PTU forecasts should be treated with cauéie they are informed by past trend
analysis based on a particularly successful pesfodevelopment across the sub region
stemming largely from the decline of manufacturimgd the shift to service driven
industries, research and development and storaydisinibution uses.

7.9 The level of development witnesaedoss the sub-region over the last 10-15 years has
been achieved despite the tight constraintduding administrative boundaries and the
green belt. Achieving similar levels of demment on new sites will be difficult due to
the perceived scarcity of available land th@es not involve the re-drawing of green belt
boundaries.

7.10 Forecasts on demand have been provided enyBarly periods from 2006-2026 ie the end
of the Regional Spatial Strategy plan perfodly those forecasts to 2016 have been
provided within the main report, with thasetween 2016-2021 and 2021-2026 provided
in Appendix 5. This separation of data fifages the caution that should be exercised
when considering forecasts of demand beybednext ten years. Whilst the figures
between 2016-2026 should be borne in mind will be incumbent upon the local
authorities or the sub-region as a wholeegularly review requirements to keep the LDF's
up to date and realistic.

7.11 It is this potential for fluctuation, based namerous regional, national and international
factors that dictates the essential need for a planitor and manage approach across the sub
region. This approach is essential to both thecation of new sites and the acceptance that
unsuitable sites (proven via a robust evidence)basd to come forward for alternative uses.

7.12  Our advice is that in reality, additional lawill be needed over and above that currently
available and identified via the CE forecast. Hogrevthe key element to this advice is that
additional land will be required largely for quatitve purposes and to facilitate losses of ageing
sites to alternative uses where robust evidencédms provided.

7.13 The figures presented in the previous sediothe supply and demand of employment land
need to be treated with caution for a number acdora. They should not necessarily be interpreted
as the quantity of land which should be releasedfioer uses, nor as justifications for bringing
forward inappropriate sites for employment use.

7.14  Other findings are that there are some issues the quality and timing of availability in
certain locations and some sites are poorly locatedxperiencing constraints of one kind or
another. This is a particularly pertinent issuéhimi the Regeneration Zones where relevant local
authorities will have to carefully consider the dder intervention measures.

7.15 The report has identified several policy therae summarised in Table 7.1 below, together
with the associated action(s) for each of these.

Table 7.1: Key Actions for the CSW Sub Region

Policy Theme Action
Release of Sites fgr>» Develop an appropriate framework, which allows
Development sites to be assessed for release on a case by case

basis as and when development proposals arise) The
release of such sites need to be justified via sbpu
evidence that employment is no longer a suit;wble
use.
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Intervention Strategy > Develop a range of intervention measures to sugport
the development process e.g. site infrastrugture
works and decontamination measures

» Progress the intervention measures to help support
the development process and bring forward projects
that support regional policy initiatives (particdja
the RZ and HTC).

New Allocations > There is a need to plan for an increase| in
employment land stock on a sub regional bea
New allocations will be required to strengthen fhe
employment land supply offer in key locations. | A
range of criteria for selecting sites for ngw
allocations has been identified in Section 6 o§ thi
report.

> A ‘Watching brief needs to be kept by each
authority for sites with the suitability and poteiht
to come forward as Regionalvestmengites.

Plan, Monitor and Manage | » Continually monitor supply, review forecasts every

5 years (or on step changes in the economy)|and

inform the emerging circumstances;

7.16  Overall the report illustrates that there galthy supply (385.6 ha) of employment land
across the sub-region, but that additional laritkédy to be required to meet forecast demand to
2026. The focus of the report is on supply and dehta 2011 and demand to 2016. CE forecasts
(122 ha) illustrate that there is an over suppliaofl, with PTU forecasts (559 ha) suggesting an
under supply for this period. Given the need tattt®th CE and PTU forecasts with caution it
will be necessary to look at the supply in detailthe period to 2016.

7.17 Forecasts between 2016-2026 are provideghpeAdix 5 to illustrate that they are for
indicative purposes at this stage given the diffycun predicting land requirements so far into the
future. However, should the CE forecasts be theemealistic forecasts it can be concluded that
the sub-region is likely have a sufficient supplyamd to meet needs. It will be vital for a "plan,
monitor and manage" approach to be taken to etisat@ suitable amount of land is provided to
meet needs. It is also essential that a rangees isi available and that potential
occupiers/investors have a choice of good qualigdily available sites.

7.18 Therefore, whilst there is a sufficient amooinfand to meet needs to 2011 under all
scenarios, and to 2026 based on the CE forecasthétexception of Solihull, it is evident that
due to the need for choice, the fluctuation of dednand land use and the possibility of the PTU
forecast being realistic we can confirm that addiil land will need to be identified to 2026.

7.19 It will be essential therefore for supply atmnand to be reviewed on a regular basis across
the sub-region to ensure a suitable quality anglgwgf employment land to meet employment
land needs to 2026.
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Appendix 1 - References

Coventry Unitary Development Plan

Solihull Unitary Development Plan

Warwickshire Structure Plan

North Warwickshire Local Plan

Nuneaton & Bedworth Local Plan

Rugby Local Plan

Stratford-on-Avon District Local Plan

Regional Spatial Strategy for the West Midlands

ODPM — Employment Land Reviews — Guidance Note

PPS1 — Delivering Sustainable Development

PPG3 - Housing

PPG4 — Industrial Development & Small Firms

Warwickshire Investment Partnerships — Scheduengbloyment Sites in
Coventry & Warwickshire

RSS ‘Regional Centres Study’ (March 2006) — Rogen®& Partners & King
Sturge
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Appendix 2

Methodology for Applying Regional Employment Forecats to CSW Area
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Appendix 3

Supply Appraisal Criteria
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Appendix 4

Criteria for Assessing Applications for
Mixed / Alternative Development of Employment Sites
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Criteria for Assessing Applications for Mixed-Use/Aternative Uses

The criteria presented sets out a more detaileessef tests to assess sites where applications
for mixed-use / alternative uses are received.

Criteria Tests Comments
Planning 1. Is the site designated gpd¥Vhere employment sites have formal
Policy a ‘key’ or ‘strategic’| designations at regional level, there |is
employment site within less justification for their release.
the development plan?
2. Do alternative uses ‘fif Targets for housing and other uses will
with the Council’s other need to be assessed against the econpmic
strategic aims? objectives of the locality/area to evaludte
the need for any change of use.
Availability of | 1. Is there an adequatdt will be essential to assess the
Employment | supply of allocated quantitative and qualitative supply pf
Land employment sites ofemployment land in a locality/area fo
sufficient quality in the establish whether a particular sife
locality/area to cater for gremains important to providing a range
range of businessand choice of sites over the logal
requirements in  thedevelopment plan period. Potentjal
Development Plan? ‘Windfall' employment sites will also neg¢d
to be evaluated in terms of their suitabilty
and sustainability for workspace as these
may play a significant role in the futufe
supply of employment.
2. What is the rate dfltis important to establish the rate of loss
employment land loss tpof employment land to alternative usesj to
alternative uses inevaluate whether additional losses wolild
locality/area? alter the balance between employment
and other uses or undermine the
confidence of local developers ahd
occupiers.
Constraintsto | 1. Is the site size The site needs to accommodate the design
Deliverability | configuration, profile and and layout required by developers |to
topography appropriate tocreate quality workspace schemgs,
enable employmentotherwise it is likely to remaip
development? undeveloped.
Developers are expected to provide cle¢ar
illustrations of a site's capability, even [at
the outline stage, to accommodate fhe
development appropriately.
2. Does land ownershiplt is important to establish whether the
restricting development?| landowner is holding employment
development back in an attempt to sequre
higher value uses, or whether there are
other issues in terms of restrictiye
covenants, easements etc. that restficts
development and whether the RDPA
can/will purchase the land.
3. Do environmental or There may be specific environmental |or
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physical factors constrai
employment
development?

nphysical factors that reduce tf
developable area of the site or incred
development costs, increasing
potential for mixed-use or alternatiy
development e.g. contamination or flo
risk.

The commercial realities of developi
constrained sites need to be given carg
consideration, ensuring that worthwhi
proposals are not refused due
unrealistic expectations over a site's us
is generally less expensive to remed
land for employment use rather th
residential use.

There is also the possibility of pub
money to be accessed to help fund
delivery of important sites for econom
development.
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4. Can the site continue

uses without severel

harming the amenity ofwith neighbouring uses, other employm

the occupiers
neighbouring
properties?

(o)

residentialimpact on surrounding communities

[aOn  sites that
yactivities, which are no longer compatil
f uses should be tested, which have a lg
terms of noise, traffic generah etc.
Planning restrictions to control the hou

of working on the site also need to
assessed.

have accommoda’tLed
be used for employmenttraditional manufacturing or distributio

le
ent
wer
in

'S
be

Accessibility/
Sustainability

1. How suitable is roa
accessibility  to the
existing/proposed uses (
the site?

dIt will be important to assess the capad
» of roads around the site to take the le
rof  usage generated from  differe
employment uses in terms of delivery, g

of employment-generating uses, as wel
other uses such as residential.
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vel
nt
taff

and visitor vehicular movements in tergns

as

2.s a site served,
capable of being serveg
by a high frequency/hig
quality public transpor
service for
working day?

the whole

rEmphasis on public transport essentia
dall employment sites. The quality

I relation to the following:
Accessibility to a bus stop / pub
transport connection
e Major new

h .

employmer

400 m or preferably closer to
bus stop /public transpo
connection.Frequency of servig
also needs to be measured.T
aim is to assess and impro
accessibility to existing sites
necessary and to build it into ne

hpublic transport should be evaluated |i

developments should be withi

to
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ic

—

a

es
he
e

if
W

sites.
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3. Will future
improvements strengthe
accessibility?

Are there any programmed improveme

strengthen the accessibility of the site
employment uses in future years.

nts

rno roads, rail and bus services that woljld

for

4. Is the site capable
being served by

catchment population d
sufficient size?

pfCan the site attract local workers within
areasonable distance from a major town
the

locations, sustainability q

fvillage. Where sites are in isolated rurgal

employment uses should be questioned.

a
or

f

Commercial | 1. How long has the siteWhere a site has remained unimplemerjted
Attractivenes | remained  vacant  drover the lifetime of one plan period, itjis
s/Market unimplemented? questionable whether it will ever come
Realism forward.
Careful consideration has to be given|to
the appropriate use of the site |if
employment uses are unviable.The
sustainability of the site will be of critical
importance to the eventual use.
2. Where there argSome older buildings may offer affordalple
buildings on the site is theunits to local businesses, whereas fthe
accommodation scale, build quality and facilities of other
appropriate for currentbuildings may no longer be attractive [to
workspace requirementsPthe market. Assessments need to| be
undertaken on a site-by-site basis taking
account of current market requirements
3. Is there satisfactoryApplicants must present marketing
evidence that the site hasnformation, including site size, pricé(
been extensively andverified by an independent agent)how it
fairly  marketed  for| has been marketed including how the gite
employment uses (B1, B2was advertised in the media, any response
and B8) to suit local from viewings and the length of the
business needs in thanarketing. LPAs can then appoint
area? independent consultants for a market
view.
Growth 1. Could the site cater forLocational requirements for key growth
Sectors the locational sectors should be used to estab;Lsh
requirements of  keywhether the site has certain attributes that
growth sectors. are likely to make it attractive.
Economic 1. Would the loss oy In terms of restricting the choice of sites
Impact partial loss of the for local firms wishing to expand qr

employment site have
detrimental effect on th
local economy?

aopportunities for small business start-ups.

a)

-

2. Would an alternative

mixed-use schem
increase the number
jobs on the site/jol

density and suitability o
jobs to match the needs
the local population o

b |t is important for authorities to evaluat
ethe Dbenefit of some business &
pfemployment  development through

b mixed-use scheme, against the cost of
f site remaining
ofifetime of the plan.

e
nd
a

the

undeveloped over the

r
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development of the local

economy?

Commercial
Viability

1. Are higher value usesit

required to
abnormal
costs and mak

development viable?

overcom

developmer

would be important for
b authorities to critically assess th
tcommercial viability of schemes wi
e developers, in order to be satisfied t
employment uses alone are not suffic
to make site development viable.

In order to meet the Test it would

necessary to have open book accoun
otherwise it would be impossible

assess.

local

e
th
at
ent

ing
(o

2. Are there any fundin
streams  available

promote employment usesfinancial viability of the site in question.

on the site?

J An investigation of funding opportunitig
0 should be undertaken when assessing

b
the

Displacement
Capacity

1. Where firms are likely
to be displaced from anfirms being displaced can be evaluat
therg against the range and quality of choice
alternative alternative sites and premises availa

existing site, is
suitable
accommodation in th
locality to cater for thei

needs?

An assessment of the requirements

e in the locality.

of
ed
of
Dle
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Appendix 5 — CambridgeEconometrics Forecast Deman2i016-2026

Table A 5a Office (B1) Floorspace and Land Requireents 2016-26 Baseline

Scenario
Office Bla Office Bla Office
Employment Floorspace Employment
Change 2016-26| Demand (sg.m.) | Land Demand
(ha)

Coventry 3,400 64267 3.7
North 533 10067 0.6
Warwickshire
Nuneaton & 733 13467 0.8
Bedworth
Rugby 933 17933 1
Solihull 3867 73267 4.2
Stratford-on-Avon 1267 23867 1.3
Warwick 2867 54000 3.1
Sub-Regional 13533 256867 14.7
Total
Source:DTZ
Figures may not sum due to rounding

Table A 5b Office (B1) Floorspace and Land Requiremnts 2016-26 Medium

Growth Scenario

Office Bla Office Bla Office
Employment Floorspace Employment
Change 2016-26| Demand (sg.m.) | Land Demand
(ha)

Coventry 4000 76467 4.4
North 600 11267 0.7
Warwickshire
Nuneaton & 867 16133 0.9
Bedworth
Rugby 1067 20533 1.2
Solihull 4600 87933 5
Stratford-on-Avon 1533 28667 1.7
Warwick 3200 61400 3.5
Sub-Regional 15933 302333 17.3
Total
Source:DTZ
Figures may not sum due to rounding

Table A 5c¢ Office (B1) Floorspace and Land Requireents 2016-26 High

Growth Scenario

Office Bla Office Bla Office
Employment Floorspace Employment
Change 2016-26| Demand (sg.m.) | Land Demand
(ha)
Coventry 4467 85467 4.9
North 667 12667 0.7
Warwickshire
Nuneaton & 933 18067 1

57



CSW Sub Region
Employment Land Study

June 2007
Bedworth
Rugby 1200 22867 1.3
Solihull 5133 97733 5.6
Stratford-on-Avon 1733 32467 1.9
Warwick 3600 68267 3.9
Sub-Regional 17733 337467 19.3
Total
Source:DTZ
Figures may not sum due to rounding

Table A 5d B1 b/c Floorspace and Land Requirement®016-26 Baseline
Scenario

Blb/c Blb/c Blb/c
Employment Floorspace Employment
Change* 2016- Demand (nf) Land Demand
2026 (ha)
Coventry 133 5467 1.4
North <66 467 0.1
Warwickshire
Nuneaton & <66 600 0.1
Bedworth
Rugby <66 933 0.3
Solihull 267 8400 2.1
Stratford-on-Avon 400 14667 3.7
Warwick 133 5333 1.3
Sub-Regional 1067 35933 9
Total
Source:DTZ
Figures may not sum due to rounding
*Only sectors with positive employment change

Table A 5e B1 b/c Floorspace and Land Requiremen016-26 Medium

Growth Scenario

Blb/c Blb/c Blb/c
Employment Floorspace Employment
Change* 2016- Demand (nf) Land Demand
2026 (ha)
Coventry 200 6200 1.5
North <66 533 0.1
Warwickshire
Nuneaton & <66 667 0.1
Bedworth
Rugby <66 1067 0.3
Solihull 267 9933 2.5
Stratford-on-Avon 533 17200 4.3
Warwick 200 6933 1.7
Sub-Regional 1267 42533 10.7
Total
Source:DTZ
Figures may not sum due to rounding
*Only sectors with positive employment change
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Table A 5f B1 b/c Floorspace and Land Requirement8016-26 High Growth

Scenario

Blb/c Blb/c Blb/c
Employment Floorspace Employment
Change* 2016- Demand (nf) Land Demand
2026 (ha)
Coventry 200 6867 1.7
North <66 600 0.1
Warwickshire
Nuneaton & <66 733 0.2
Bedworth
Rugby 67 1200 0.3
Solihull 333 10933 2.7
Stratford-on-Avon 533 19000 4.7
Warwick 200 7667 1.9
Sub-Regional 1400 47000 11.7
Total
Source:DTZ
Figures may not sum due to rounding
*Only sectors with positive employment change

Table A 5g Warehousing (B8) Floorspace and Land Redrements 2016-26

Baseline Scenario

Warehousing Floorspace Employment
Employment Demand (sq.m.) | Land Demand
Change 2016- (ha)
2026
Coventry 333 24867 7.1
North 67 4133 1.2
Warwickshire
Nuneaton & 133 9333 2.7
Bedworth
Rugby 67 4667 1.3
Solihull 200 13600 3.9
Stratford-on-Avon <64 2267 0.7
Warwick 200 16200 4.6
Sub-Regional 933 75067 21.5
Total
Source:DTZ
Figures may not sum due to rounding

Table A 5h Warehousing (B8) Floorspace and Land Redrements 2016-26

Medium Growth Scenario

Warehousing Floorspace Employment
Employment Demand (sq.m.) | Land Demand
Change 2016-26 (ha)
Coventry 400 30400 8.7
North 67 5933 1.7
Warwickshire
Nuneaton & 133 11533 3.3
Bedworth
Rugby 67 6400 1.8
Solihull 200 18467 5.3
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Stratford-on-Avon 67 3667 1.1
Warwick 200 17133 4.9
Sub-Regional 1200 93400 26.7
Total
Source:DTZ

Figures may not sum due to rounding

Table A 51 Warehousing (B8) Floorspace and Land Radrements 2016-26

High Growth Scenario

Warehousing Floorspace Employment
Employment Demand (sq.m.) | Land Demand
Change 2016-26 (ha)
Coventry 467 36733 10.5
North 133 8067 2.3
Warwickshire
Nuneaton & 200 13733 3.9
Bedworth
Rugby 133 8933 2.5
Solihull 267 22867 6.5
Stratford-on-Avon 67 6400 1.8
Warwick 267 20400 5.8
Sub-Regional 1467 117133 335
Total
Source:DTZ
Figures may not sum due to rounding

Table A 5] Sui Generis Floorspace andland Requirements 2016-26 Base

Scenario
Sui Generis Floorspace Employment
Employment Demand (sq.m.) | Land Demand
Change 2016-26 (ha)
Coventry 333 15867 4.5
North 67 2400 0.7
Warwickshire
Nuneaton & 133 5267 15
Bedworth
Rugby 67 2800 0.8
Solihull 133 5533 1.6
Stratford-on-Avon 133 5667 1.6
Warwick 200 8400 2.4
Sub-Regional 933 46067 13.1
Total
Source:DTZ
Figures may not sum due to rounding

Table A 5k Sui Generis Floorspace antland Requirements 2016-26 Mediun

Growth Scenario

Sui Generis Floorspace Employment
Employment Demand (sq.m.) | Land Demand
Change 2016-26 (ha)
Coventry 400 18533 5.3
North 67 2667 0.8
Warwickshire
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Nuneaton & 133 6133 1.7
Bedworth
Rugby 67 2800 0.8
Solihull 133 5600 1.6
Stratford-on-Avon 133 6000 1.7
Warwick 200 9333 2.7
Sub-Regional 1133 51066 14.6
Total
Source:DTZ
Figures may not sum due to rounding

Table A 51 Sui Generis Floorspace antland Requirements 2016-26 High

Growth Scenario

Sui Generis Floorspace Employment
Employment Demand (sq.m.) | Land Demand
Change 2016-26 (ha)
Coventry 400 20267 5.8
North 67 3000 0.9
Warwickshire
Nuneaton & 133 6733 19
Bedworth
Rugby 67 3133 0.9
Solihull 133 6200 1.7
Stratford-on-Avon 133 6667 1.9
Warwick 200 10267 2.9
Sub-Regional 1133 56200 16.1
Total
Source:DTZ
Figures may not sum due to rounding

Table A 5m Summary Floorspace and Land Requirement2016-26

Sector* Employment Floorspace Employment

Change 2016-26| Demand (sg.m.) | Land Demand
(ha)

Bla Office 13533-17738 256867 - 337467 14.7 - 19.3

B1lb/c Light 1067 - 1400 35933 - 4700(¢ 9-11.7

Industrial

B8 Warehousing 933-1467 75067- 117133 21.5-33.5

Sui Generis 933-1138 46067 - 56200 13.1-16.1

Total Demand 16466 - 21733 414034 - 55780( 58.3 - 80.6

Source:DTZ

Figures may not sum due to rounding
*Sectors with positive change
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