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on the capacity of junctions to accommodate growth. This is a crucial piece of the evidence-base 

which will ultimately inform the Spatial Strategy to be pursued through the Local Plan Review; it is 

therefore considered to be too early in the plan-making process to identify potential locations for 

employment land, as the necessary evidence assessing all possible locations within the Borough 

has not yet been published for review.  

 

Similarly, whilst the findings of the HEDNA are acknowledged in regard to the need for industrial land 

within the Borough up to 2041 and 2050, at this stage it is only appropriate for us to endorse the 

recommendations and suggest that these are considered concurrently with the Strategic 

Employment Sites Study and Green Belt Review in order to holistically review the most suitable 

locations for new employment land. The preliminary findings of this exercise should then be 

presented back to stakeholders in the form of a second Regulation 18 consultation, which provides 

a renewed opportunity to comment on the quantum of employment land that should be planned for 

in the new Local Plan. Given the significance of this discussion to local and sub-regional economic 

growth, and the range of business interests that will need to be considered as a result, it is 

recommended that the LPA also undertake in-person stakeholder engagement sessions at the 

earliest opportunity, and in advance of any subsequent Regulation 18 consultation, which LSH would 

welcome involvement with. This will allow for a more up-to-date and focussed understanding of 

employment land needs, particularly amongst those local SMEs which have expressed concern over 

the lack of incubator and ‘grow on’ space within the Borough. In this regard, it is important to note 

that the stakeholder consultation undertaken as part of the HEDNA suggested that whilst demand 

for B8 uses is very strong across the sub-regional area, there is a need for separate allocations for 

light industrial and industrial use in order to support the strong manufacturing sector that exists and 

requires further support. LSH would welcome further discussion in respect of this matter. 

 
2. What type of employment land should we be planning for? 

Notwithstanding the acute need that exists at the sub-regional level for strategic warehousing land, 

it is imperative that a sufficient supply of employment land is allocated specifically for smaller-scale 

light industrial (Class E(g)(iii)) and industrial (Class B2) uses as well as smaller “mid-box” units of 

below 9,000 sqm. This will avoid the uncompetitive land supply scenario that is typical within the 

‘Golden Triangle’ whereby the delivery of strategic employment allocations is over reliant on the 

development of speculative ‘big box’ strategic warehousing by international logistics companies, 

which in turn makes it harder for local businesses for find suitable premises to grow and innovate. 

With this in mind, it is considered entirely appropriate for the new Local Plan to distinguish between, 

and provide for, both strategic and non-strategic employment land allocations, so as to ensure a 

sufficient supply of small sites can come forward to accommodate local needs. It is also encouraged 

that the LPA follow the recommendation of the HEDNA in allocating sites specifically for light 

industrial and industrial uses. This will not only help to address the concerns of local businesses 

around the shortage of incubator and ‘grow on’ space (which LSH shares as a result of our work 

supporting businesses within the Borough), but also provides a robust and diverse employment 

land position (i.e. a positive mix of Class E(g)(iii)/B2/B8), from which an Economic Strategy can be 

formed in tandem with the Local Plan Review.  

 
3. Please provide any comments you have on the suitability of any of the broad locations 

listed above (or another location we have missed) 

The Issues and Options consultation documents identifies 8 potential strategic employment 

locations, of which 5 are located within the Borough’s Green Belt. Whilst it is acknowledged at 

paragraph 3.42 that the LPA will consider alterations to the Green Belt where there are exceptional 

circumstances to do so, there needs to be a greater recognition of the dependency on Green Belt 
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release to provide an adequate and proportionate supply of new, strategic and non-strategic 

employment land. At paragraphs 3.38 and 3.39, it is rightly acknowledged that land for large-scale 

manufacturing and distribution uses needs to be located closely to A-roads and motorways (i.e. the 

strategic road network) and existing settlements so as to allow easy access to work. However, given 

the proportion of the Borough’s strategic road network and key junctions that falls within the Green 

Belt, it will be necessary for the LPA to assess the suitability of a wider range of broad locations 

than that already identified in the Issues and Options document. This should have been undertaken 

at the earliest opportunity, prior to the identification of potential strategic employment locations, and 

in tandem with the Green Belt review, as evidently some locations (including those not already 

identified) will contribute less to the five purposes of the Green Belt.  

 

In the absence of any relevant and up-to-date and evidence-base documents, it is considered that 

the LPA has neglected to identify all potential strategic employment locations within the Borough. 

In particular, land to the south of Junction 1 of the M69 – which, from a locational perspective, is 

the principal focus of these representations – has been excluded as a potential location for strategic 

employment growth, despite its unrivalled proximity to the M69 and the presence of existing, 

industrial and logistics premises nearby.  

 

From both a strategic planning and commercial perspective, the location has been deemed suitable 

for employment uses by virtue of the development of Hinckley Park; an allocated, 33-hectare 

business park located within Hinckley & Bosworth Borough and delivered by local property 

company, IM Properties Plc. Hinckley Park is strategically located adjacent to the M69 and A5, and 

within 6.5 and 9.5 miles from the M6 and M1 respectively, meaning it benefits from direct 

accessibility to the Midlands supply chain and labour force. The site already accommodates the 

largest automated parcel depot in Europe, operated by DPD, and a 532,500 square feet building, 

occupied by Amazon. The final phase of development, comprising a speculative three-unit scheme, 

is near to completion and will be occupied by a local occupier, Geosynthetics, and renewable energy 

company, Octopus Energy, which will utilise the space for the storage and distribution of heat pumps 

and solar panels. The success of Hinckley Park (and in particular its speculative phase) not only 

signifies the strength of this location from the perspective of developers, investors and occupiers, 

but also the opportunity that exists for additional, complimentary development within the 

surrounding area within Rugby Borough.  

 

From a spatial planning perspective, in order to understand the contribution of the site and its 

surrounding area to the five purposes of the Green Belt, it would ordinarily be necessary to refer to 

the findings of the most recent review of the Green Belt. However, the Coventry and Warwickshire 

Joint Green Belt Study, prepared in 2015, does not specifically assess the contribution of the Green 

Belt in this particular location, and rather focuses on the broad area between the towns of Nuneaton, 

Coventry, Hinckley and Lutterworth, which, by virtue of its size, is clearly of limited relevance to this 

context. Therefore, in the absence of an up-to-date Green Belt study, which considers land parcels 

that are within close proximity to major strategic road network junctions, it is appropriate at this 

stage for us to undertake a high-level appraisal of the site and its surrounding area in terms of its 

contribution to the Green Belt purposes.  
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that allocations proposed through the Local Plan Review suit a range of business interests, 

particularly in terms of size, form and location, and with this in mind, it is encouraging to see 

acknowledgement of the shortage of incubator and ‘grow on’ space within the Borough. In our 

experience as both Planning Consultants and Industrial Agents, a great degree of certainty and 

confidence is afforded to developers, investors and occupiers of smaller-scale industrial premises 

when sites are allocated for such use. This not only encourages new investment within the Borough, 

but also allows existing businesses to find suitable premises to grow and innovate. As noted in 

response to question 2, it is essential that the need for a positive mix of Class E(g)(iii)/B2/B8) 

premises in terms of size, form and location is reflected within both the Local Plan Review and the 

emerging Economic Strategy for the Borough.  

 

LSH’s industry-leading market research into the Industrial and Logistics sector (a copy of which is 

enclosed with these representations) confirms that there is a growing opportunity across the country 

for ‘mid box’ (50,000 – 99,999 sq. ft.) premises. This is a segment of the market that has been 

relatively underserved by development, especially in the East Midlands where mid box supply is 

particularly tight. From a demand perspective, of the three size segments (mid box, large and extra-

large), mid box was the most resilient when compared against 2021 which saw exceptional take up 

figures. The East Midlands was the best performing region in this regard, with take-up of over 2 

million sq. ft. of mid box floorspace, which is only 5% short of 2021’s record and 33% above trend. 

In terms of rents, for prime units of circa 50,000 sq. ft, the Rugby / Daventry market area saw the 

greatest rental growth in 2022, reaching 14%. Taking into account these figures and our 

understanding of the local market, there is evidently strong demand for mid box premises within 

Rugby Borough, which has been compounded by the overreliance on ‘big box’ units, at the expense 

of smaller premises which respond to local rather than national or international business interests. 

This further emphasises the need for the LPA to plan for a positive mix of Class E(g)(iii)/B2/B8) 

premises in terms of size, form and location.  

 
5. We are minded to allocate sites specifically for industrial (B2) and light industrial 

(E(g)(iii)) uses. Do you support this and if so, where? 

As is emphasised throughout these representations, it is imperative that a sufficient supply of 

employment land is allocated specifically for smaller-scale light industrial (Class E(g)(iii)) and 

industrial (Class B2) uses. In doing so, there are a number of key locational factors to consider, 

which include:  

 

• Road accessibility – sites should be allocated in locations where they can be accessed from 

the strategic road network which has capacity (or the potential to improve capacity) to 

support the proposed development.  

 

• Power supply – sites should be allocated in locations where there is potential to access 

sufficient power. This is an important consideration given the potential for increased 

automation, electrification of vehicle fleets, and systems for chilled goods. However, it 

should not be neglected that power could be generated through energy efficiency buildings 

with features such as solar panels and heat humps. A notable precedent has been achieved 

at Hinckley Park which has been built to a high specification, targeting EPC A and BREEAM 

‘Excellent’, as well as being delivered as Net Zero in contribution and operation.  

 

• Labour availability – sites should be allocated in locations which can easily draw upon a 

wide labour pool. This includes locations that are well connected to urban areas. Regard 

should be given to the accessibility of locations by public transport, particularly from 
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deprived areas and those with available labour market capacity, and the ability of 

employment nodes with an emerging density of employment uses to sustain regular public 

transport services. 

 

• Neighbouring activities – sites should not be allocated in locations that are in close proximity 

to residential areas (or accessed through them) as it may be necessary to support 24/7 

operations. Similarly, allocations should be located away from incompatible land uses and 

in areas capable of accommodating high bay warehousing without unacceptable impacts 

on residential amenity and the landscape.  

With this set of considerations in mind, it is recommended that a geographical spread of commercially 

attractive sites is identified and brought forward for light industrial and industrial use. The strategy for 

employment land within the Borough will need to cater for the requirements of occupiers with different 

locational requirements and avoid issues of overconcentration – particularly within large and 

established employment locations – which can create localised issues of labour market competition 

between businesses. Given the importance of accessibility to the strategic road network, and the 

extent to which this located within the Borough’s Green Belt, it will be necessary to consider the 

release of Green Belt to provide an adequate supply of land for light industrial and industrial uses.   

 

It is considered on this basis that land to the south of Junction 1 of the M69 is a suitable location for 

the allocation of sites for light industrial and industrial use. As noted above, the Issues and Options 

document neglects the location as a potential area for strategic employment growth, despite its 

unrivalled proximity to the M69 and the presence of existing industrial and logistics premises. It is 

recommended that the location is considered for the full range of employment uses, with particular 

emphasis given the potential of the area to accommodate small to medium size unit premises. It is 

important to recognise that the site to which these representations relate comprises previously 

developed land within the Green Belt, which benefits from an existing access junction, power supply 

and landscape buffers. As such, it is a  credible location for further consideration in the plan-making 

process.  

 
6. Are there exceptional circumstances that mean we should amend Green Belt 

boundaries to meet the need for employment land? 

The Issues and Options consultation documents identifies 8 potential strategic employment 

locations, of which 5 are located within the Borough’s Green Belt. It is clearly acknowledged at 

paragraph 3.42 that the LPA will consider alterations to the Green Belt where there are exceptional 

circumstances to do so, and it has been clearly emphasised throughout these representations that 

there is an acknowledged dependency on Green Belt release to provide an adequate and 

proportionate supply of strategic and non-strategic employment land across the Plan period. This 

is primarily due to the need for both strategic and non-strategic employment land to come forward 

in close proximity to the strategic road network. Given the proportion of the Borough’s strategic road 

network and key junctions that falls within the Green Belt, it will most certainly be necessary to 

amend Green Belt boundaries to meet the need for employment land, which itself constitutes the 

exceptional circumstances for doing so. Most importantly, however, the LPA will need to assess the 

suitability of a wider range of broad locations than that already identified in the Issues and Options 

document. This should have been undertaken at the earliest opportunity, prior to the identification 

of potential strategic employment locations, and in tandem with the Green Belt review, as evidently 

some locations (including those not already identified) will contribute less to the purposes of the 

Green Belt.  
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Conclusion 
 
It is recommended that the LPA give further consideration to the potential of land to the south of 

Junction 1 of the M69 as a suitable location for the allocation of sites for employment use. In 

particular, regard should be given to the suitability of the location to accommodate small to medium 

size unit premises, for light industrial (Class E(g)(iii)) and industrial (Class B2) uses. The Issues and 

Options document neglects the location as a potential area for strategic employment growth, 

despite its unrivalled proximity to the M69, the presence of existing industrial and logistics premises, 

and its relatively limited contribution to the Green Belt purposes. As such, it should be taken forward 

as a credible location for further consideration in the plan-making and allocation process.  

 

Should you find that it would be useful to discuss any of the matters set out above in relation to the 

site, we would be happy to do so at your convenience. 

 

Yours faithfully, 
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1© LAMBERT SMITH HAMPTON

While 2022 did not come close to the highs of 2021, the UK’s 
industrial and logistics occupier market still performed ahead of 
expectations, especially so considering the economic trials and 
tribulations that beset the year. And, even if the boom is over, 
there is plenty to be positive about as we traverse 2023.

WELCOME

Granted, in response to the weakening 
economic environment, take-up did slow 
appreciably in the latter part of 2022. 
Positively, however, the fog of uncertainty is 
starting to clear, and this should translate 
into improving activity as 2023 progresses. 
However, the urgency of demand that 
characterised the boom will give way to a 
greater focus on maximising the efficiency 
and resilience of occupiers’ supply chains.

Meanwhile, green shoots are appearing 
in the investment and funding landscape. 
Despite the most severe pricing correction 
in history befalling the sector, conditions 
have already stabilised thanks to improving 
certainty over the direction of travel for 
interest rates. Backed by a global weight of 
money, this improving sentiment is guided 
by a real sense that this sector still has the 
necessary attributes to outperform.

While the past two years have seen an 
avalanche of speculative development, 
supply levels have only partially recovered 
thanks to such impressive take-up of high 
quality space. The market is moving back 
into balance, and supply should improve 
further in 2023, but not to a troubling 
degree given modest expectations for new 
development starts. 

Despite the increasing costs, occupiers’ 
increasing focus on ESG and energy 
efficiency is driving activity towards the 
quality end of the market. And, while 
growth is easing back, this will be key to 
maintaining upward pressure on rents in 
2023, albeit more selectively and where 
pockets of untapped opportunity exist.

I hope you enjoy our report. If you require 
any advice or assistance, our team of 
experts will be delighted to help.
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FEELING THE 
AFTERSHOCKS

NO RECESSION YET
The UK economy proved more robust than many 
forecasters had expected in 2022, in the face of 
energy price-driven inflation and rising interest 
rates. A recession was avoided, albeit by the 
narrowest of margins, as GDP was unchanged in 
Q4 after a 0.2% contraction in Q3. 

There may still be a recession in 2023 but, 
if there is, it is likely to be far milder than 
previously feared and possibly restricted to 
the first half of the year. A raft of more positive 
growth signals have been seen since the start 
of 2023, and Purchasing Managers’ Index 
(PMI) surveys point tentatively to a recovery in 
business sentiment and activity. This has even 
led some forecasters, such as JPMorgan, to 
break ranks with the consensus and say that a 
UK recession is no longer likely this year.

IMPROVING INFLATION 
OUTLOOK
A key factor behind improved growth forecasts is 
a more benign outlook for inflation and interest 
rates. There is growing optimism that inflation is 
already past its peak, while the Bank of England 
base rate may be at or close to the high point of 
the current tightening cycle.

This reflects a waning of global price pressures, 
with wholesale energy prices falling significantly 
since late 2022 and supply chain disruption 
easing. Last October’s CPI rate of 11.1% could 
prove to be the apex, and most forecasters see 
inflation coming down to 4-5% by the year-end. 

COSTS STILL A PRESSURE
While inflation is moving in the right direction, 
higher prices will still put households under 
pressure this year. Real disposable incomes are 
set to continue falling, at least in the first half 

The aftershocks of 2022’s surging inflation, interest rate hikes and financial market volatility 
will be felt in 2023, alongside the further unwinding of pandemic and Brexit impacts. While the 
logistics sector is relatively well insulated, it faces significant cost pressures.

ECONOMIC BACKDROP

Source: Office for National Statistics/Capital Economics

Source: Office for National Statistics
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pricing during the first half of the year and 
strong overseas appetite provided a tempting 
opportunity to crystallise substantial gains in 
some cases. As a result, domestic investors 
were net sellers to the tune of £4.5bn in 2022. 

However, activity among the domestic buyer 
types varied significantly. Quoted propcos 
were the only net buyers of industrial & 
logistics in 2022, at £886m for the year. Urban 
Logistics REIT Plc was the most active quoted 
propco, behind 14 of the year’s 58 purchases 
made by REITs. However, REITs activity slowed 
markedly in H2 as the market changed, 
culminating in only £22m worth of purchases 
across three deals in Q4.

UK institutions were net sellers of industrials 
for a third consecutive year in 2022. Record 
annual disposals of £3.7bn gave rise to 
substantial net selling of £1.9bn, most of 
which was focused in the second half of the 
year as the funds scrambled for liquidity. 
CBRE Investment Management was the most 
active institutional seller in 2022, disposing 
of 20 assets, while Abrdn sold the most from 
a volume perspective, disposing of more than 
£600m across nine assets. 

Despite the wider trend to sell, several 
institutional buyers did capitalise on significant 
repricing in the market to secure quality assets 
in Q4. Notable examples included Aviva’s 
purchases of a unit at Omega Park, Warrington 
(£88.63m / 4.45%) and a Brake Brothers unit in 
Reading (£46.50m / 4.68%); and CBRE Capital 
Advisors’ purchases of Unit 1 Symmetry Park, 

erased at a stroke, dragging annual returns 
for 2022 down to -14.6%, the weakest outturn 
since the 2008 global financial crisis.

While the severe correction was evident 
across the industrial landscape, there 
was some degree of variation between 
sub-sectors. Distribution warehouses saw 
the weakest performance on the MSCI 
measure, with returns of -16.2% during the 
12 months to the end of 2022, while Rest of 
UK Industrials was the least badly impacted, 
with total returns at -11.1%.

Positively, evidence increasingly suggests 
that most of the correction has already taken 
place, certainly with regard to prime, well-let 
assets. Positively, independent forecasts 
suggest industrial will regain its status as 
the UK’s top performing core asset class 
over the medium term, albeit not to the 
extreme levels of the recent past. 

Latest forecasts from RealFor predict 
average annual UK industrial returns of 
6.9% per annum over the period from 2023 
to 2027, marginally ahead of All Property 
returns of 6.1% per annum. Sector returns 
are expected to be led once again by London 
estates, with forecast average returns of 
8.2% per annum. Industrial’s relatively 
modest level of projected outperformance, 
certainly compared with the recent past, is 
largely fuelled by expectations of continuing 
rental growth, with rents projected to grow 
by 2.6% per annum up to 2027, compared 
with 1.1% for All UK Property.  

Swindon (£31.185m / 4.95%) and Hams Hall 
145, Birmingham (£22m / £4.50%).

PRICING AND 
PERFORMANCE 
Having been the standout performer of 
the wider UK property market for five 
successive years, industrial & logistics 
experienced a major reality check in 2022. 
With yields at record low levels, the sector 
bore the brunt of rising inflation and the 
complete unravelling of financial market 
conditions in the second half of the year.

In the space of six months, notional yields 
across the market softened by 150-175bps 
from the all-time lows seen earlier in 2022. 
Yields for long indexed-leased distribution 
warehouses softened by 150bps in H2 2022 
to circa 4.75%, while yields for prime South 
East multi-let estates softened by 175bps 
to circa 5.25%. The dramatic shift in pricing 
was also clear to see in the market, with the 
average industrial transaction yield shifting 
up by 131bps in Q4 alone to a two-year high 
of 5.04%. 

The substantial price correction weighed very 
heavily on returns, with industrial ending 
2022 as the worst performing UK property 
sector. According to MSCI’s quarterly index, 
UK industrial returns hit a record quarterly 
low of -18.4% in Q4 2022. All of the sector’s 
performance from earlier in the year was 

ANNUAL TOTAL RETURN (%, Y‑ON‑Y)

Source: LSH Research, MSCI
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finally spurred development of meaningful 
scale in Wales. St. Modwen is currently 
underway on three units at St. Modwen 
Park Newport totalling 273,745 sq ft, with 
completion scheduled towards the end of 
2023, and North Wales also benefitted from 
spec development which completed in 2022.

SPEC TO EASE DOWN
Given the more challenging financial market 
conditions and economic headwinds, the 
end of 2022 undoubtedly represents the high 
water mark for speculative development 
activity. That said, with increasing signs that 
building cost inflation has reached its peak, 
and forecasts predicting rental growth to 
continue, development appetite has not been 
entirely curtailed.

Our analysis of anticipated spec development 
starts points to a clear drop in momentum 
in 2023, with 13.6m sq ft deemed likely 
come forward within the year. The majority 
of regions are set to see a reduction in 
development, with four regions set to see 
an absence of new starts in 2023. The North 
West is the only region forecast to see spec 
development keep pace with 2022 levels, with 
circa 3.6m sq ft expected to come forward in 
2023, the highest of any region. 

LAND VALUES PLUMMET 
The turbulence in the financial markets 
impacted heavily on land values in the second 
half of 2022, even more so than capital 
values. According LSH’s UK industrial land 
value index, prevailing sentiment indicates 
that average values plummeted by 36% in H2 
2022, in the process erasing the growth seen 
over the previous 12 months. 

The impact on values has varied across the 
32 markets covered by the index. Prime 

logistics locations saw the sharpest falls, 
with Milton Keynes and the East Midlands’ 
logistics heartlands of Derby and Leicester 
each taking 50% reductions in values in 
the second half of 2022. In contrast, some 
of the lower value locations saw much a 
much shallower impact, with the likes of 
Newcastle/Gateshead and Swansea, falling 
by circa 20% year-on-year.

It is important to stress that prevailing land 
values are largely informed by sentiment as 
opposed to transactional evidence, which 
has been extremely thin since the correction 
unfolded. As the year progresses, and more 
certainty around interest rates and yields 
materialises, there may well be a modicum of 
improvement in land values in a number of key 
locations by the end of the year. 

SPECULATIVE DEVELOPMENT AND ANTICIPATED STARTS (M SQ FT)

Under construction end 2022
50K - 99k sq ft 100k-250k sq ft 50K - 99k sq ft 100k-250 ksq ft
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>250k sq ft

ScotlandWalesNorth 
East

North 
West

Yorkshire &
the Humber

West 
Midlands

East
 Midlands

South 
West

East of 
England

South 
East

Greater
London

0

1

2

3

4

5

0

50

100

150

200

250

300

350

400

450

500

LSH UK land value index MSCI UK industrial capital value index

H
1 

20
15

H
2 

20
15

H
1 

20
16

H
2 

20
16

H
1 

20
17

H
2 

20
17

H
2 

20
18

H
2 

20
19

H
2 

20
20

H
1 

20
21

H
2 

20
21

H
1 

20
22

H
2 

20
22

Source: LSH Research, MSCI

LAND VALUE INDEX (H1 2015 = 100)

















REGIONAL 
OCCUPIER 
MARKETS






















































