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1. EXECUTIVE SUMMARY 
 
1.1 This Employment Needs Assessment has been prepared by Marrons on behalf of Richborough 

Limited. 

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

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

and Warwickshire. 

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

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

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

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

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

identified only across the Coventry and Warwickshire functional economic market. Strategic 

industrial floorspace is defined by units exceeding 9,000 sq m (100,000 sq ft). Non strategic 

floorspace, comprise smaller units of less than 9,000 sq m. 

1.4 The Coventry and Warwickshire HEDNA (November 2022) forms the core piece of evidence 

informing the Council’s employment land requirement.  

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

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

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

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

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

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

Council are double counting its supply for both non-strategic and strategic purposes. 

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

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

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

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

2050. 

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

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

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

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

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

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

accelerated demand for logistics space.  

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

(2014 – 2023) which show average annual completions to be 16% greater than the level of 

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

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

403ha by 2041 increasing to 547ha by 2050.  

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

not reflect unconstrained, policy off need.  

1.11 In this respect the Coventry and Warwickshire Chamber of Commerce Employment Land Report, 

published in 2023, recommends allocating 20 per cent more land than recommended by HEDNA 

calculations to provide scope for more variety in the quality and quantity of land. It rightly considers 

that this will enable the market to function more efficiently and allow a vacancy rate that will assist 

market mechanisms in all employment sectors as well as give greater choice for businesses. 

1.12 It also concludes that insufficient employment land has been allocated in the Local Plans in 

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

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

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

the true requirement for employment land. 

1.13 Separately, Deloitte note in its Transforming Logistics Paper, 2022, that the UK logistics market is 

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

seen as a particular area of growth.  Application of this level of growth to existing industrial stock 

within Rugby over the 20 year period to 2041 results in an increased demand for employment land 

(assuming a plot ratio of 0.4, and a flexibility margin of 5 years) totaling 1,156ha, increasing to 

2,212ha by 2050. 

1.14 We set out the various scenarios discussed in the tables below, both over the period to 2041 and 

2050. 
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2041. 

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

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

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

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

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

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

to Coventry’s strategic needs of approximately 45ha by 2041, increasing to 60ha by 2050. 

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

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

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

and between 468.2ha to 507ha to 2050. 

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

of 1,156ha by 2041, and 2,212 by 2050. 

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

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

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

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

 

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

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

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

figure should exceed 337.5ha by 2041 based upon evidence presented within the Council’s 

HEDNA, however given more recent evidence both in respect of past completions and market 

indicators the level of identified need far exceeds this. The Coventry and Warwickshire Chamber 

of Commerce recommend that Council’s plan for 20% greater supply than the HEDNA indicates. 
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2. INTRODUCTION 
 
2.1 This Employment Needs Assessment has been prepared by Marrons on behalf of Richborough 

Limited. 

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

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

and Warwickshire. 

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

whilst Section 4 summarises draft local planning policy, and section 5 includes a review of the 

employment needs evidence base. 

2.4 Section 6 includes a review of neighbouring Coventry’s likely levels of unmet need.  Section 7 

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

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

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

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

the NPPF is: 

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

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

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

infrastructure;”1 

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

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

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

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

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

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

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

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

in suitably accessible locations.” 

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

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

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

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

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

current and future requirements. 

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

 Best fit functional economic area; 

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

 Recent pattern of employment land supply and loss; 

 Evidence of market demand; 

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

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

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

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

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

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

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

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

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

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

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

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

emerging technologies. 

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

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

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

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

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

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

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

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

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

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

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

evidenced and justified.”   

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

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

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

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

exceptional circumstances to be explored.    

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

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

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

Belt releases are not required. 

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

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

26 goes on to states: 

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

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

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

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

be met elsewhere.” 

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

is unable to meet its employment land needs. 
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4. LOCAL PLAN POLICY REVIEW 
 
4.1 This section of the Assessment reviews the draft Rugby Local Plan Review Issues and Options 

Consultation published in October 2023.  

Rugby Local Plan Review Issues and Options (October 2023) 

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

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

employment land, particularly warehousing uses. 

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

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

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

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

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

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

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

for B1c, B2 and ancillary B8 employment units. 

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

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

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

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

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

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

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

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

later within this Report. 

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

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

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

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

also not recognisant of market signals. 

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

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

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

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

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

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

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

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

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

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

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

non-strategic warehousing demand. 

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

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

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

strategic road and rail network. 

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

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

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

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

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

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

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

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

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

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

need for strategic warehousing. 

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

Coventry and Warwickshire HEDNA originates from the Coventry and Warwickshire functional 

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

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

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

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

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

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

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

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

need later within this Report. 

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

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

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

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

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

13.8ha of Rugby’s own needs. 4   

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

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

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

remains an outstanding requirement of 20.5ha. 

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

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

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

to 2031 have been broadly met. 

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

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

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

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

evidence prepared in 2015. 

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

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

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

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

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

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

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

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

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

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

                                                 
4 Page 11, Rugby Borough Council Annual Monitoring Report 2022-2023 
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total only 95.88ha5, some 19ha less than reported in the draft Local Plan calculation 

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

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

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

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

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

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

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

for a period to 2031.   

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

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

we calculate those elements to total 58.9ha. 

4.23 These sites, as listed in the AMR include: 

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

matters approvals for units exceeding 100,000 sq ft. 

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

100,000 sq ft. 

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

250,000 sq ft. 6 

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

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

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

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

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

employment land availability assessment. It should however be noted that in doing so the Council 

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

its own strategic and non-strategic needs. 

Summary 

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

                                                 
5 Employment Land Overview table, Page 8, Rugby Borough Council Annual Monitoring Report 2022-2023 
6 Pages 9-11, Rugby Borough Council Annual Monitoring Report 2022-2023 
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consulting on its Local Plan Review. In respect of employment needs, the Issues and Options 

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

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

identified only across the Coventry and Warwickshire functional economic market. 

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

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

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

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

purposes. 

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

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

– at present they do not. 

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

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

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

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

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

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

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

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

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

the function economic market within which that need exists.  

4.30 We review the Council’s employment need evidence in the following section of this Report. 
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5. EMPLOYMENT LAND NEED EVIDENCE REVIEW 
 
5.1 This section of the Assessment reviews the Council’s underlying employment needs evidence. 

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

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

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

of Commerce below. 

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

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

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

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

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

that:  

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

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

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

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

investor-ready sites. 

Coventry and Warwickshire Chamber of Commerce produced an Employment Land Report 

2023 

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

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

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

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

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

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

(allocated Local Plan Sites – timing dependent on ownership, infrastructure and demand).7 

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

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

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

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

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

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

rail infrastructure.  

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

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

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

not a requirement.  

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

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

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

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

the true requirement for employment land. 

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

2022) 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

amount to 6,500 jobs. 

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

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

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

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

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

gap with the wider national economy. 

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

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

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

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

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

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

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

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

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

across the functional economic market area. 

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

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

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

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

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

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

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

doubling office land need. 

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

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

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

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

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

accurate). 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

assumed to relate to the period to 2041).  

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

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

Strategic B8 Need 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

2050. 

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

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

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

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

within the HEDNA. 

Distribution of Strategic (large scale) Warehousing Needs 

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

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

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

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

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

essential that the identified need is met by these authorities. 

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

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

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

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

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

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

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

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

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

by 2050. 

5.32 However, as detailed in Table 5.1 below, we have also included figures for Coventry. This is 

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

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

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

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

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

to 2050. 

Table 5.1 – Strategic Warehousing Distribution Scenarios 

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

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

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

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

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

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

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

these. 

Table 5.2 Summary of Industrial Needs - Rugby 

 
Employment Land Requirement (ha) 

2041 2050 

General Industrial (non-strategic) 150.5 218.2 

Strategic (distributed based upon past strategic  
completions within Rugby) 

187 250 

Total Industrial Need - Rugby 337.5 468.2 

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

45 60 

 

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

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

 More Recent Completions Data 

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

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

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

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

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

000s sqm % ha % 000s %

Rugby 431 19% 7.9 34% 14.7 19%

Coventry 505 23% 1.9 8% 17.8 24%

Coventry and Rugby Combined 936 42% 9.8 43% 32.5 43%

Total Coventry and Warwickshire 2244 22.9 75.6

Large scale floorspace Strategic Completions pa  Labour demand
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trends”. 

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

upon the most recent available completions data.  

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

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

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

5.39 The following Table 5.3 summarises completions over the most recent 10 year period, ending 

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

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

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

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

reduces to an average of 16.1ha. 

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

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

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

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

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

again. 

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

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

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

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

by 2050. 
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Table 5.3 Employment Land Completions - Rugby 

Year  All Completions 
(ha) 

Completions (excluding B1 
office only schemes) ha 

2013/14  9.4  9.4 

2014/15  33.7  29.7 

2015/16  7.1  4.1 

2016/17  51.5  51.5 

2017/18  3.3  3.3 

2018/19  3.0  1.4 

2019/20  31.1  31.1 

2020/21  0.4  0.4 

2021/22  2.1  0.0 

2022/23  30.6  30.6 

Average pa  17.2  16.1 
Source: Rugby Borough Council, AMRs 2013/14 – 2022/23 
Detail set out in Appendix 2 
 

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

not necessarily reflect true, unconstrained demand, as has been highlighted by the Coventry and 

Warwickshire Chamber of Commerce as set out above. 

Replacement Stock 

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

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

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

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

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

warehouse building8. Beyond this period they become functionally obsolete, as they tend not to 

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

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

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

5.45 The following Table 5.4 summarises existing floorspace by size band and age, and confirms that 

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

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

existing occupiers. 

 

                                                 
8 General Report Template (nwleics.gov.uk), Warehousing and Logistics in Leicester and Leicestershire: Managing growth and 
change, April 2021 (amended March 2022)Leicester and Leicestershire Authorities, Final Report - paragraph 8.11 
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Table 5.4 Age of Existing Stock 

 
Source: CoStar 

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

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

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

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

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

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

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

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

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

released for other more appropriate uses, including housing. 

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

than 30 years totals 178ha at current levels, increasing to 192ha by 2041 as further stock ages9. 

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

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

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

redevelopment, to meet smaller/ medium sized requirements. 

Summary 

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

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

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

across Coventry and Warwickshire, the functional economic market area within which Rugby 

operates. 

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

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

                                                 
9 Assuming a plot ratio of 0.4 

Floorspace (sq ft) All >30 yrs old % >30 yrs old

<75,000 4,080,471 2,453,959 60%

75,001 ‐ 100,000 869,581 603,166 69%

100,001 ‐ 250,000 6,013,041 1,600,407 27%

250,001 ‐ 350,000 2,758,662 301,597 11%

>350,000 2,923,873 1,772,525 61%

Total 16,645,628 6,731,654 40%
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It is however important to note that an assessment of need based upon past completions would 

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

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

higher requirement should be planned for. 

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

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

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

218.2ha by 2050. 

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

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

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

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

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

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

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

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

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

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

the Coventry and Warwickshire share. On this basis, and as set out in Table 5.2 above, it is 

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

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

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

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

needs. 

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

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

demand for logistics space. As set out in Table 5.3 above, an assessment of the latest completions 

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

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

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

per annum after excluding B1 only schemes), Rugby’s strategic and non-strategic industrial land 

needs total 403ha by 2041 increasing to 547ha by 2050. 
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6. COVENTRY’S UNMET EMPLOYMENT LAND NEED 
 

6.1 The Coventry and Warwickshire Housing and Economic Development Needs Assessment 

(HEDNA) identifies a need for 8.5ha of office space, and 147.6ha of (non-strategic) general 

industrial land within Coventry. In addition a further 551ha has been identified as needed across 

Coventry and Warwickshire to meet strategic B8 demand – as detailed above an exercise to 

distribute this strategic logistics need across the various Coventry and Warwickshire authority 

areas has yet to be published. 

6.2 Meanwhile, Coventry City Council’s employment land evidence, contained within its Housing and 

Economic Land Availability Assessment 2023 (HELAA) identifies an employment land supply at 

March 2023 of 60.35ha (Table 4).  

6.3 However, paragraph 3.63 of the HELAA, Table 6 attempts to compare this existing level of supply 

broken down by land type (and only totaling 59.63ha) with need as identified in the HEDNA 

(totaling only 12.8ha based upon labour demand only). As a result the table concludes there to be 

an over-supply across each employment land type. In doing so the HELAA has incorrectly drawn 

across the wrong figures from the HEDNA, and significantly understated the level of need 

identified, totaling 147.6ha of general industrial (non-strategic) need to 2041, increasing to 214ha 

by 2050. This figure excludes any strategic warehousing needs which Coventry may need to meet. 

6.4 An extract of Table 6 of the HELAA has worked its way into the Draft Coventry Local Plan (Table 

5), and results in the City Council concluding within its Non-Technical Summary Issues and 

Options Consultation document that it has a sufficient supply of employment land (despite 

referencing the correct need figure of 147.6ha (page 4)). 

6.5 As a consequence the City faces a significant shortfall in the future provision of employment land 

necessary to meet identified need, being in excess of 87ha (excluding any further strategic B8 

needs which may also be required to be met). 

6.6 We would encourage Rugby Borough Council  to continue joint working with its neighbouring 

authorities in ensuring employment land needs of Coventry can be met, where possible within 

close proximity to Coventry City and accessible to its resident workforce.  However in some 

Authorities this may give rise to the consideration of Green Belt land for which exceptional 

circumstances will need to be evidenced and justified, 
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7. SUMMARY OF SUPPLY AND DEMAND POSITION 
 
Supply 

7.1 The Local Plan Review references three sites which the Council considers largely contribute to  

planning permissions for 115ha of employment land as set out in its 2022/2023 AMR. The sites, 

Prospero Ansty – 9.58ha, Tritax Symmetry SW Rugby allocation – 40.7ha and the former Rugby 

Radio Station allocation – 31ha, are coupled with completions totaling 32.65ha over the period 

2021 – 2023. 

 

7.2 However, a review of the 2022/2023 AMR confirms these figures to be incorrect, as reported 

planning permissions (not yet to be under construction) only total 95.88ha. 

 

7.3 Accounting for completions between 2021 and 2023 said to total 32.65ha, the Council consider it 

has already identified supply of 145.26ha to set against the future plan requirement of 150.5ha to 

2041, and 218.2ha to 2050, however the latest AMR would suggest identified supply to be 19.12ha 

less than reported in the Draft Local Plan 

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

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

we calculate those elements to total 58.9ha.  

7.5 These sites, as listed in the AMR include: 

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

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

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

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

100,000 sq ft. 

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

250,000 sq ft. 

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

As a consequence, the Council is significantly short of meeting growing general industrial needs. 

7.7 It is essential that both the completions (2021-2023), and the identified supply only relate to 

floorspace capable of meeting general industrial need and not strategic need. On the face of it the 

sites identified by the Council are strategic sites, and therefore in many cases will at least in part 

meet a strategic need, meaning that general industrial needs will remain unmet. Further 
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explanation is required from the Council on how the supply figures for meeting general industrial 

(non-strategic) sites have been compiled. 

 
7.8 Notwithstanding, it is clear from the evidence presented that Rugby will also be accountable for 

meeting future strategic needs generated within the functional economic market area. Given its 

proximity to neighbouring Coventry, it is also likely to face increasing demand as a result of 

Coventry’s unmet need. Whether planned or not, Rugby is likely to face an increased demand for 

floorspace as result of constrained supply within Coventry. 

 
7.9 As such it is entirely appropriate for the Council to plan for a higher level of supply than currently 

appears to be the case. 

 
Need and Demand 

 

Rugby General Industrial and Strategic Warehousing 

 

7.10 As set out above, Tables 11.2 and 11.3 of the HEDNA demonstrate a need for 150.5ha general 

industrial (non-strategic) employment land needs by 2041, increasing to 218.2ha by 2050 within 

Rugby. 

 

7.11 Tables 11.2 and 11.3 of the HEDNA also demonstrate a Coventry and Warwickshire wider 

strategic employment land need of 551ha to 2041 increasing to 735ha by 2050. Whilst the HEDNA 

does not seek to establish where that strategic floorspace need may be met across the functional 

economic market area, an assessment based upon past completions would indicate that 34% 

should be met by Rugby. As such it is reasonable to assume that Rugby should plan to meet 

around 187ha of strategic level warehousing need by 2041, increasing to 250ha by 2050. 

 
7.12 In combination, and based upon the HEDNA evidence the Council should be planning to meet 

strategic and non-strategic needs totaling 337.5ha by 2041, increasing to 468.2ha by 2050. 
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Table 7.1 Summary of Industrial Needs – Rugby (excluding unmet needs from Coventry) 

 
Employment Land Requirement (ha) 

2041 2050 

General Industrial (non-strategic) 150.5 218.2 

Strategic (34% distributed to Rugby 
based upon past completions) 

187 250 

Total Industrial Need 337.5 468.2 
Source: C&W HEDNA Tables 9.14, 9.15, 11.2, 11.3 

 
7.13 However, the assessment of warehousing need (both strategic and non-strategic) within the 

HEDNA is based upon past completions within Rugby over the period to 2019, and it is clear that 

completions since 2019 have been higher. 

 

7.14 Evidence published within the Council’s AMRs indicates that over the 10 year period to 2023, 

annual completions have grown at a rate 16% higher than over the period 2011 – 2019 (as 

assessed within the HEDNA). 

 
7.15 On the basis that the Council should be planning based upon the most recent 10 year trend, 

Rugby’s strategic and non-strategic industrial land needs total 403ha by 2041 increasing to 547ha 

by 2050. This does not assume that strategic needs are constrained in the latter part of the plan 

to account for forecast freight movement. Whilst this is assumed within the HEDNA, this would 

appear to reflect a constraint that would artificially suppress need, particularly as the HEDNA 

considers in paragraph 10.42 there to be a number of factors which indicate that demand will be 

stronger than reported traffic growth scenarios. 

 
Table 9.2 Comparison of Industrial Needs Based on More Recent Completions – Rugby  

Growth Scenarios – Past Trends 
Employment Land Requirement (ha) 

2041 2050 

HEDNA derived industrial needs 
(strategic and non-strategic) – past 
completions 2011 - 2019 

337.5 468.2 

Industrial needs (strategic and non-
strategic) – past completions 2014 - 
2023 

403 547 

 

7.16 However, as noted by Coventry and Warwickshire Chamber of Commerce in its Employment Land 

Report (2023), establishing future need for employment land based on projections of suppressed 

past take up rates will always underestimate the true requirement for employment land. 

7.17 CoStar (commercial property database) reports the Rugby industrial market to have been very 

active in recent years, whilst rents reportedly grew by 7.3% of the last 12 months, exceeding the 

past 10 year average of 5.3%. 



Richborough Limited 
Employment Needs Assessment - Rugby 

 

 

902832.33/    January 2024 
30 

 

7.18 The BPF Report, Levelling Up – the Logic of Logistics notes that during periods of suppressed 

demand (i.e. under supply) rental growth peaks. It also considers that equilibrium in the market is 

established when availability of floorspace stands at 8% of stock.  

7.19 CoStar reports that availability rate of logistics floorspace within the wider Coventry & 

Warwickshire market stands at 6.7%, below the equilibrium rate of 8% suggesting a current level 

of suppressed demand, which tallys with the significant levels of rental price growth experienced. 

Furthermore, CoStar confirms the vacancy rate of logistics floorspace now stands at only 5%. 

7.20 There has been significant change in the logistic sector resulting from both the COVID and Brexit, 

resulting in a far greater demand for logistics floorspace than was previously the case. As a result 

a reliance on past completions will suppress true demand. 

7.21 Furthermore, Deloitte note in its Transforming Logistics Paper, 2022, that the UK logistics market 

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

seen as a particular area of growth.  Application of this level of growth to existing industrial stock 

within Rugby (totaling 16.6m sq ft. – as detailed in Table 5.4 above) over the 20 year period to 

2041 results in an increased demand for employment land (assuming a plot ratio of 0.4, and a 

flexibility margin of 5 years) totaling 1,156ha, increasing to 2,212ha by 2050. 

7.22 Reliance on past completions informing future projections should therefore be treated with caution. 

Coventry’s Unmet Needs 

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

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

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

 
7.24 On this basis it is reasonable to assume that Coventry is unable to meet its strategic warehousing 

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

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

to approximately 43% of the Coventry and Warwickshire share. On this basis, and without 

accounting for more recent completions, it is reasonable to assume based upon evidence within 

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

Coventry’s strategic needs amounting to approximately 45ha by 2041, increasing to 60ha by 2050.  

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

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

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

and between 468.2ha to 507ha to 2050; 
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 Market forecasts by Deloitte, suggest stock growth of 6.3% per annum – equating to growth 

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

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

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

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

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

8.1 This assessment has been prepared on behalf of Richborough Limited. The purpose of this Report 

is to assess, based upon current evidence, the extent of the employment land needs within Rugby 

and the wider functional economic market area of Coventry and Warwickshire. 

8.2 The National Planning Policy Framework (NPPF) seeks to help build a strong, responsive and 

competitive economy, by ensuring that sufficient land of the right type is available in the right place 

and at the right time to support growth. The NPPF places significant emphasis on the need to 

address the specific locational requirements of different sectors including storage and distribution 

operations. 

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

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

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

operations. This is in addition to growing non-strategic floorspace demand within Rugby, both in 

respect of additional, as well as replacement aged stock no longer fit for purpose. 

8.4 The benefits of this to Rugby are significant, both in terms of direct job creation, as well as to the 

wider supply chain, and as is clear in Government Policy it is essential that the local authority 

ensures that this demand is met in full. Strategic warehousing occupiers can also assist in 

providing office floorspace, which whilst ancillary to the main purpose of the site will offer finance 

and operational office related jobs. 

8.5 Furthermore, the NPPF requires effective and on-going joint working between local authorities in 

ensuring development needs are met. This is significant given Rugby’s adjacency to Coventry, a 

tightly constrained authority area which is unable to meet its employment land needs.  

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

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

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

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

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

identified only across the Coventry and Warwickshire functional economic market. 

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

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

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

Council are double counting its supply for both non-strategic and strategic purposes. 

8.8 In addition the Council welcomes recent levels of completions as meeting future identified need, 
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yet as we highlight it is important that those recent completions feature in any calculation of need 

– at present they do not. 

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

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

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

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

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

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

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

brings to logistics operators amongst other factors such as labour supply. It is essential that the 

Coventry and Warwickshire authorities collectively plan to meet that strategic need in full at the 

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

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

outside of the function economic market within which that need exists.  

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

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

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

across Coventry and Warwickshire, the functional economic market area within which Rugby 

operates. 

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

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

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

218.2ha by 2050. We summarise in Figure 8.1 and 8.2 below. 

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

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

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

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

2050. 

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

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

indicate that 34% should be met by Rugby, and equating to 187ha of strategic needs by 2041, 

increasing to 250ha by 2050. This means, based upon evidence presented within the HEDNA that 

the Council should be planning to meet an industrial need equivalent to at least 337.5ha by 2041, 

and 468.2ha by 2050. 
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Past Completions 
(HEDNA) 2011 – 2019 

218.2 250* 468.2 

Past Completions 2014 
– 2023 (AMR) 

547 

Deloitte Sector Based 
Forecast - Rugby 

2,212 

Note: * Rugby’s distribution of identified Coventry & Warwickshire wide strategic need amounts to 34% based upon past 
distribution (2011 – 2019) 
All scenarios assume an additional 5 year flexibility margin as per HEDNA assumption 
 

8.18 As demonstrated by the market evidence presented within this Report, there exists a significant 

level of unmet occupier demand for industrial floorspace within Rugby, and it is essential that this 

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

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

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

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

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

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

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

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

2041. 

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

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

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

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

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

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

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

2050 

Summary 

8.22 As detailed within this assessment there are a number of components which make up Rugby’s 

industrial employment land needs, including general (non-strategic) industrial requirements, a 

proportion of Coventry and Warwickshire’s strategic warehousing needs, and a potential 

requirement to meet Coventry’s unmet strategic and non-strategic employment land needs.  We 

calculate Rugby’s industrial land requirements to total at least 337.5ha to 2041, and 468.2ha by 

2050. 

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

reference to the AMR 2022/2023 confirms planning permissions (yet to be under construction) to 
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be 19ha short of that assumed in the Draft Local Plan.  

8.24 There remains therefore a significant shortfall to meeting identified future industrial needs. 

Furthermore, many of the sites relied upon by the Council’s as having planning permission or 

identified completed sites meet a strategic logistics need, highlighting the shortfall in general 

industrial (non-strategic) sites. 

8.25 However, more recent 10 year completion trends indicate identified need to be higher (403ha by 

2014 increasing to 547ha by 2050). Market evidence provided by Deloitte frames these scenarios 

in much higher levels of market growth. 

8.26 It is also important to note the findings of the Coventry and Warwickshire Chamber of Commerce 

Employment Land Report published in 2023. This recommends allocating 20 per cent more land 

than recommended by HEDNA calculations to provide scope for more variety in the quality and 

quantity of land. The CWELR suggests that employment land should be given equal priority to 

housing land which is currently not a requirement.  

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

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

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

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

the true requirement for employment land. 

8.28 As a consequence the Council should plan for a significant increase in its employment land supply 

to account for both general industrial and strategic warehouse requirements, and ensure that 

demand is not constrained by limited supply.  

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

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

and market indicators the level of identified ‘policy off’ need far exceeds this.  

 

 














