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Introduction

1.1.

1.2.

1.3.

1.4.

Purpose

The purpose of this reportis to support representations made in respect of Policy P3 and associated
justifying text.

Context

Policy P3 concerns the provision of land for general business and premises. It seeks to provide abroad
range of employment opportunities and plan for continuing supply of employmentland. However, it
proposesto adoptaplan, monitorand manage approach to avoid over allocating landthat may lead to
unnecessary lossofthe Green Belt.

Justification for thisapproach is provided in paragraphs 141 to 152 of the Submission Draft. This refers to
the Housing and Economic Development Needs Assessment (HEDNA) by GL Hearn, which indicates that
thereisa need ofaround 147,000 sq m of employment space to meet local needs for the plan periodto
2036. For offices, existing supply plus vacant premises balances need. Forindustrialand warehousing,
thereis a shortfall of around 26,300 sq m over the existing supply of land (i.e. that remaining from existing
allocations from the previous Local Plan) requiring between 5.2 and 6.6 hectares of new development
land.

Policy P3 refers to a table which identifies the strategic sites that comprise the Council’ssupply of main
employment land for this purpose. For ease of reference, this tableis extracted and provided below:

Existing Allocations

Between 59,000
Blythe Valley Park and 99,000 nﬁ 20 B1,B2&B8
Fore, Stratford Road (adj M42) 20 20 B1
Chep/Higginson, Bickenhill
Lane, Bickenhil 40 0 B1, B2, B8
Land north of Clock
Interchange, Coventry Road 20 1.0 B1
Birmingham Business Park 24 24 B1,B2&B8
New Allocations
Land at HS2 Interchange 140 See Policy P1 &
(UK1) ¢ UK1
Land at Damson Parkway See Policy P1 &
(UK2) Co4 UK2

©2020 Jones Lang LaSalle IP, Inc. All rights reserved
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Scope

The existing allocations are legacies from previously adopteddevelopment plans. They are longstanding.
Three of the existing allocations are previous releases fromthe Green Belt.

Thenew allocations are both releasesfrom the Green Belt. Paragraphs 94 and 106 set out the exceptional
circumstances justifying their release for Policy UK 1 and Policy UK 2 respectively. Part of the justification
forthe latter concernsthe need for additional land to meetlocal " needs, as set outin the HEDNA, and the
lack of suitable alternatives outside the Green Belt.

Afterreviewing the Submission Draft and its principal evidence base on economic need and employment
land provision, i.e. GLHearn’sHEDNA, JLL have come to two majorconclusions: -

[ Local need forindustrial and warehouse floor space has been significantly underestimated, with a
fundamental imbalance between the requirementfor new floorspace over the plan period and the
capability of identified sites to meet this requirement.

] The plan does nothingto meet the need for large scale logistics for Solihulland its sub-region
despite clear guidance contained in Paragraph 82 of the NPPF and the PPG.

Sections 2 and 3 addressthelocal need and supply for sites to meet local needrespectively. Section 2
considers particularly themethodology and assumptions made by GL Hearn in the HEDNA in deriving the
requirement forindustrial floor space to meet local needs.

Section 4 addresses the large scale logistics sector. Referenceis drawn to the strengthening policy basis
(i.e.the NPPF and PPG), the evidence base at aregional and sub-regionallevel (e.g. the 2015 West
Midlands StrategicEmployment Sites Study), key marketdrivers, recent take-upand currentsupplyin the
M42 corridor.

Section 5 provides key conclusions onthe evidence base with Section 6 setting out the principal policy
objection for Policy P3 and proposed modification felt necessary by JLL to rectify the Policy and ensure
thatthePlanissound.

Credentials

St Modwen Developments Limited is one of the most successful developersofindustrial and logistics floor
spacein the UK. Itis particularly active in the West Midlands with both the bigbox sector and the mid box
sector (sub 100,000 ft2). Currentschemesinclude:-

] Tamworth Logistics Park.

[ St Modwen Park, Burton-on-Trent.
[ St Modwen Park, Stoke Central.

] Nunnery Park, Worcester.

JLLisan active agentin the West Midlands with industrial propertyand land. Currentinstructionsin
Solihulland the M42 corridorinclude:

[] ProLogis Park, Hams Hall, Junction9, M42 for ProLogis.
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n Core42, Junction 10, M42, for Hodgetts Estates.

[ ACE135, Relay Park, Tamworthfor Opus Land and Aberdeen Standard.
[ Radial Park, Birmingham Business Park for IPIF and Canmoor.

] Granite 40, Birmingham Business Park for Blackrock.

1.13. Theauthorofthisreportwasinvolved in the collation of marketdataand evidence to support the findings
of the West Midlands Strategic EmploymentSites Study produced jointly by PBA and JLLon behalf of the
West Midlands Local Authority Chief Executives, published in September 2015. In addition, the authorhas
provided evidence that was quoted extensively by the West Midlands Combined Authority Land
Commission Reportof February2017. The authoris also amember of the Coventry and Warwickshire LEP
Planning & Housing Business Group - aworkshop for both publicand private sector individuals with a
particular focuson employmentland.

©2020 Jones Lang LaSalle IP, Inc. All rights reserved
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Local Need

2.1.

2.2.

2.3.

2.4.

2.5.

Planning Practice Guidance on Economic Need

The PPG section on Economic Need (paragraphs 2a-025to 032) provide someimportant advice on its
assessment, both in terms of derivingthe need for standard employment land or the need for specialist
sectorssuch as large scale logistics. This section addresses the former. The large scale logistics sector is
considered separatelyin Section 4.

In paragraph 2a-026, advice is provided on how planning authorities prepare and maintain evidence. This
includes assessmentof: -

] The existing stock of land foremployment use.
[ Therecent pattern ofemployment land supply and losses.
[ Evidence of market demand.

Paragraph 2a-027 explains how market signals can be used to forecast future need. Thisrefersto a
number of methodologies. These are:

[ Labourdemand model.

[ Laboursupply model.

[ Analysis based on past take-up.

[ Consultations with business organisations.

Paragraph 2a-029is concerned with how current demand can be analysed. This suggestscomparison of
the available stock of land with particular requirements so that ‘gaps’in local employment land provision
can beidentified. Referenceis madeto considering “recentemployment land take-up and projections
(based onpasttrends)”in orderto understand underlying requirementsand to “identify whether there is a
mismatch between quantitative and qualitative supply of and demand for employment sites. ” [Our
emphasis]

HEDNA

The HEDNA has been produced by GL Hearn. GL Hearnhave also produced similar studies for
neighbouring planning authorities, including Coventry and North Warwickshire.

©2020 Jones Lang LaSalle IP, Inc. All rights reserved
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2.6.  Theneedforemploymentland forthe planperiod (2020-2036) is projected by three methods - labour
demand, labour supplyand past take up (referredto as VOA trends). Asummary is given by Table 102 of
the HEDNA. Thisis extracted and provided below:

[fable 102: Range of Employment Land Need (Ha) 2020-36 — Solihull
Aabo e and abo e and D

precs arg Orecas arg UL arg
Bla/b 3.7 58 10.9 13.0 11.3 13.4
Bic/B2 -14.4 -13.2 42 -3.0 148 16.0
B8 142 154 209 22.1
Total 35 8.0 276 321 238 204

Source: GL Heam based on Experian and VOA

2.7.  GLHearnrecommendsthatthe VOA trends methodbe used. This projects arequirement for the plan
period of 72,300 sq m or 16 hectares of land forindustry and warehousing. GL Hearn favoursthis method
as it considers that thereis “anincreasing disconnect between floor space needs and employment
densities”.

2.8.  Table100of the HEDNA provides greater detail of VOA trendsfor the Borough for both industrial and office
floorspace. Thisis provided below. Thefigures show the increase evidenced in overall floor space of
industrial floor space from 2001 to 2019 and 2011 to 2019 and then provides projectionsonboththese
bases.

Table 100: Solihull VOA Trends: Office and Industrial (‘000s sqm)
2001-19 2011-19 2020-36

2001-19 2011-19
Total Per Annum Total Per Annum L A
Industrial 51 28 78 11 453 178.3
Office 75 42 -9 -1.3 66.7 -20.6
Source: GL Heam based on VOA data

2.9. Theprofileforevidenced changesinindustrial floor space from 2001 to 2019 isillustrated graphically by
Figure 56 of the HEDNA. Thisfigureis extracted from the HEDNA and provided below.

Figure 56: Solihull Industrial Floorspace
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GL Hearn has decided to use the 2001 to 2019 profile as the basis for its projection. Thisresultsinagross
projection of an additional 45,300 sq m of industrial floor space by 2036. This is justified on the basis that
thelongrun cycleisamorereasonable dataset. In addition, it prefers this period as the shorter period
(2011-2019) projects a negative amount of office floor space to 2036.

GL Hearn derive the net projection of 72,300 m? of industrial floor space by making an allowance for churn
and flexibility. This allowanceisbased on2years’ growthin floor space.

Critique of HEDNA

The use of the VOA data is supported by JLL. However, we consider that the data has been mis-handled.
Specifically, it is our view that the last nine years (i.e. 2011-2019) is likely to be much more representative
offuture changesin industrial floor space to 2036.

This view is based on anumber of different factors: -

] Strong currentdemand levels.

[ Key market drivers for the mid to long term.
] Low vacancy levels of industrialfloorspace.
[ Constrained land supply.

These areexplored inturn below.

Strong currentdemand levels forindustrial and warehouse floor space are acknowledged by GL Hearn
atvarious pointsinthe HEDNA. Forexample,the summaryto Section 11 (on page 194) states:

Industry/Warehousing

¢ Industrial floorspace has increased by 12% in the borough since 2012, indicating a strong
growth trajectory in recent years.

e Take-up typically concentrates in industnal estates such as Monkspath Business Park,
Solar Park, Radial Park and Connexions. Estates along the M42 are seen to be as more
strategic

e Overall, there is very strong demand and occupiers continue to see constraints in supply.
As a result, the area commands high rents of close to £8 psf

e There is demand across all size bands of industrial units as demand for logistics and
warehouse space is seen to be increasing

¢ Itis recommended that the council provide for an additional amount of industrial
floorspace in order to meet acute supply need.

The VOA statistics reported by the HEDNArun to March 2019. The VOA has now updatedits statistics.
Table FS4.0 provides dataon industrial floor space by administrativearea and is the data set employed by
GLHearn. Theupdateto 31 March 2020 shows an increase in industrial floor space in Solihull from 494,000
sq ft (31 March 2019) to 533,000 sq m (31 March 2020). Thisis anincrease of39,000m?in industrial floor
spacein the Borough.

Unfortunately,we do not haveaccess to any breakdown of these figures. However,we suspect that the
increase from 2019 to0 2020 is due largely as aresult of the occupationof 29,000 sq ft of new floor space by
IAC at ProLogis’s Birmingham Interchange Schemeat Birmingham Business Park.
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In addition, we are aware of other development at Birmingham Business Park which has either been
completed or occupied since 31 March 2020. These are: -

[ Sulzertaking 7,432 sqm.
| Granite40-vacant-3,661sqm.
| Radial Park - vacant- 11,554 sq m.

These developmentswill not havebeenincluded in the VOA industrial floor space figures for Solihull.
They will add a further 22,650 sq m.

In addition, ZF are taking a new headquarters at Blythe Valley Business Park, measuring 16,110 sq m, of
which 8,200 sq m will be a technical centre (Class B2). This development is under construction and should
beready for occupation in 2021. This will add afurther 8,200 m?of industrial floorspace. This, plusthe
recent developmentat Birmingham Business Park, will increase industrial floor space in Solihulloverthe
next two years (i.e. 2020/1 and 2021/2) by over 30,000 sq m, of which over 50% is now occupied.

Essentially, recent and current development activity and occupation since 31 March 2019 has totalled
69,850 sgm. Thisis already well in excess of the 43,500 sq m projected by GL Hearn forthe 16 year plan
period, and which forms the basis of the projection foremployment land needto serveindustry and
warehousing.

A graphical representation of this,using figure 56 of the HEDNA as a base, is provided below. Thered line
is the projection employed by GL Hearn. The grey linerepresentsa projection based on theyears 2011 to
2019. Thegreen linerepresentstheincreasein floor space recorded by the VOA from 2019 to 2020. The
yellow line represents theanticipated increase in industrial floor space from March 2020 to March 2022.
The graph suggests strongly thatthe projectionbased on the2001-2019 datasetis flawed and thata
projection based on the 8 year period from 2011 to 2019is likely to be morerepresentative, albeit it is
below the current rate of increase in floor space.

VOA - Solihull Industrial Floorspace Projections
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Itis to be noted that this assessment does not take intoaccount the 97,232 sq m of Logistics Operation al
Centre beingbuilt currently at Damson Parkwayfor JLR. The plan has sought, rightly or wrongly, to make
a distinction between local need and wider need stemming from UK Central, which includesbothland at
HS2 interchange (UK1) and Damson Parkway (UK2).

Itis to be noted also that GL Hearn has employedshorter time periods as the basis for projections based
on pasttrendsin other similar studies. In theCoventryEmployment Land Study (2015), it is considered
that 10 or 15yeartrends were the most suitableindicators of future trends o f development. In the North
Warwickshire Employment Land Review Update (2013), it utilised completionsdata of just 7 years (2006-
2012)to project forecasts over the next 16 years.

JLL haveidentified two key market drivers which will have a strongimpact on market conditions over
the medium term. These are: -

[ Structural changesin the way we shop and the impact on the logistics market.
[ Theimpact of the Covid-19 pandemicand Brexit on the approach ofindustryto the supply chain.

Theformeris dealtin Section 4, which focuses on the large scale (big box) logistics sector. Thelatteris
covered here.

Specifically, JLL considers that the pandemic may hold two particularimplications. These are: -

] ‘Re-shoring’ and greater sourcing of goodsand raw materials closer to the market at the point of
consumptionin orderto reduce supply chain risk.

[ Companies holdingmore buffer stock (inventory) to coverfor elevated supply chain risk and
uncertainty. Recent surveys suggest thatCovid-19 could lead to a 5% to 10% increasein inventory
levels.

EY’s latest UK Attractiveness Survey - released on 19 November 2020 - identified new opportunities
emerging with 32% of manufacturers planning to ‘re-shore’ activity to the UK. This activity is dueto
disruption to globalsupply chains. Alison Key,EY’s UKand Investment Managing Partner for Client
Services, commented:

“There is a real opportunity here for the UK. Anupdatedindustrial strategy should identify the UK
support for manufacturing and supply chain on-shoring. Covid-19 may actually stimulate investment
activity in the manufacturing sector by accelerating technology adoption and supply chain re-
design.”

This position is likely to be compounded further by Brexit, if this results in inbound UK supply chains
becomingless productive or slower, dueto borderissues. This could lead to manufacturing companies
holdingmoreinventory or critical partsin the UKorto source more goods fromthe UK (e.g. increase the
domesticcontent of their supplychain). We anticipate also anumberof Europeanbusinesses will look to
secure plantin the UKto create more flexibility in their supply chains.

©2020 Jones Lang LaSalle IP, Inc. All rights reserved 1C
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These consequences are likely to have a positive effect on the demand for industrial and warehouse
accommodation, particularly close to the main manufacturing hubs. Solihullisa major manufacturing
centre, beingthe home of JLR’s Land Rover division. Thisis a key local market driver and should be taken
into accountin projecting likely future land requirements forindustry and warehousing for Solihull.

Currentvacancy levels of existing industrial floor space in Solihullare very low, both absolutely and
relatively. Paragraph 11.43ofthe GL Hearn study refersto availableindustrial floorspace beingless than
5% oftotal floorspace. It states: -

“This suggests a tight industrial market with 5-10%vacancy a typical healthy rate enabling choice
and churn. As a result, the Solihull market is at the bottom end of preferredvacancy rate and some
additional supply may be beneficial.”

Table 91 of the HEDNA identifies that thereis only 1.3 years’ supply of industrial floor space relative to
average take up. Thisisvery low by market standards. In addition,paragraph11.52 ofthe HEDNAnotes
thatthereis “no prime floor space inthe borough”.

GL Hearn doesadd asmall margin to their projections for both offices and industrial floor space. This is
based on two years’ average take up. However, no additionalallowance is made for industrial floorspace,
despite therecognition that additional supply couldbe beneficial.

GL Hearn acknowledges that past take upis based on actual deliveryof employment landdelivery. It
notesthat “it is also potentially influenced by past land supply policies” (paragraph 12.4).

Solihullis constrained heavily by the Green Belt, which essentially takes in all land outside themain
conurbation and other principal settlements (e.g. Balsall Common). This characteristic has certainly
constrained employmentland development relative to demand. Thisis considered furtherin the context
oflarge scale logisticsin Section 4. However, itis clear that demand levels for industrial premises exceeds
supply and this should be factoredin projecting forward the need foremployment land.

Evidence forthisimbalance between demandand supplyis provided in the HEDNA. Referenceis madein
paragraph 11.58to “rent growth has beenverystrong”. Current prime rents for mid-sized floor space are
now greater than £8 persq ft. Thisis at least 25% greater than five years ago. In addition, yields have
compressed (from 6% to 4%) and land values increased (from £400,000 per acre to £800,000 per acre)
significantly over this period. These are strong signalsillustrating recent trends in the market.

Finally, unlikein 2001, thereis far less scope now for any significant losses of existing industrial floor
space. In 2001, there was significantly greater used or underusedindustrial land. Between2001 and 2011
most ofthis surplus landwas developedfor alternative uses, particularly housing. This was due to the
emphasis on brownfieldland for housing development. A good example of this has been the development
ofthe former British Gas site at Wharf Lane, which resulted in the lossof over 10 hectares of emplo yment
land.

Overspill Need from Birmingham

Solihullis considered to form a standalone Functional Economic Market Area. However,thereis aclear
and close relationship with Birmingham, with Solihulland Birmingham forminga Local Enterprise
Partnership. The balance between theneed and supply of employment landin Birmingham is of obvious
relevance.

©2020 Jones Lang LaSalle IP, Inc. All rights reserved 11
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The balance between employment land need and supply in Birmingham was considered at examination of
its Development Plan and subsequently in the Inspector’s report (April 2016) prior to adoption of the
DevelopmentPlanin January2017. Thisrevealed that there wasinsufficient supply, both in terms ofthe
full plan period (2012 to 2031) and over the shorterterm - five years.

Thetotal shortfall over the planperiod amountedto 221 hectares and a corresponding shortfallin Best
Urban land of 140 hectares. In addition,therewere shortfallsin the five year reservoir for both Best Urban
land (17 hectares) and Good Urban land (10 hectares).

These shortages justified the allocation of 71 hectares at Peddimore and the release of Green Beltland.
However, this onlyreducedthe totalshortfall of employment landforthe planperiod to 158 hectaresand
the shortfall for Best Urban land to 69 hectares.

Theremainder of this still substantial shortfall was justified by Birmingham City Council on the basis that
much ofthe previous employmentland developmentwas achieved through the recycling of old
employmentland. The Council referred to 133 hectares being procuredin this fashion over theprevious
tenyears, although its own advisors, WECD, gave evidence to the examination thatonly 35 hectares was
likely to comeforward in the plan period through this source. The Inspector accepted this approach,but
noted that the present shortfallwas a matter of concern (paragraph 126) which would require careful
monitoring and remedial action if the situation persisted.

The Inspector was careful to stress the importance of maintaining the supply of large high qualitysites. In
paragraph 109 of his report, he consideredit to be essential if Birmingham was to meet locational
requirements for future business investmentand expansion. In addition, in paragraph 115, he advised that
restricting the availability of land for economicdevelopmentwould be likely to have negative
consequences notjustin Birmingham but alsothe wider region.

Finally, in the same paragraph (i.e. paragraph 115), the Inspector madean interesting observationabout
whether any of the employment requirements should be taken on by other Local Planning Authorities in
Birmingham’s housing market areato complement any displaced housing. The Inspector considered that
such an approach should not lead to anyreductionin the employment land requirement for Birmingham,
butwas at the discretion of other Local Planning Authorities concerned. Fouryears have passed since this
observation was made. However,we are unclear as to whether SolihullBorough Council has approached
Birmingham City Council to address thisissue. No reference is madein either the Submission Draftor
associated evidence base.

©2020 Jones Lang LaSalle IP, Inc. All rights reserved 12
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Supply of Sites to meet Local Need

3.1

3.2.

3.3.
3.4.

3.5.

Table 103 of the HEDNA sets out the position on supply for both offices and industry and warehousing. For

ease of reference, itis cut and pasted below:

Table 103: Employment Land Supply / Demand excluding UK Central Hub
Land (Ha) Ind and Ware

Site Office SQM Tot SQM Notes
Approx. saQm
Land North of
Clock 1 4,000 4,000 Estimated sgm
Interchange
Birm Bus Park Estimated sqm
24 3,000 ©.000 12,000 -Lapsed
6700 L
Permission
Bl Valle
ythe Valley 7 7,000 21.000 28.000 Estimated sqm
Bus Park
Fore 21 10,900 10,900 Permitted
zf“"f’ Estimated —
‘gginson, 4 16.000 16.000 possible
Bickenhall . )
delivery issues
Lane
Homer Road c1 10,000 10.000
Gains 20.391" Mar19
Other monitoring
Losses TBC TBC
v 25.000 — 25,000 — .y ,
acancy 35,000 35.000 See discussion
Total 17.5 29.900 - 46,000 105.900 =
° : £9.900 : 115,900
Demand 26.880 72,300 147.136
33.020 -
Balance (sqm) 43,020 (26.300)
Balance (ha) 8.3-10.8 6.5

Source: GL Heam based on Experian and VOA
* Gains excluded as losses unknown at time of writing

Essentially, GL Hearn has identified just three sites outside the UK CentralHub of being suitableto deliver
industrial and warehousefloorspace to meetlocal need. These are: -

| Plot 6700 Birmingham Business Park - 9,000 sq m.

[ Blythe Valley Business Park - 21,000 sq m.

[ Chep/Higginson, Bickenhall Lane - 16,000sq m.

Amap showingthelocation of these threesitesis provided in Appendix 1.

The net need foremploymentland is derived by GL Hearn by deducting the totalfloor space which can be
generated from these three developments (i.e. 46,000 sq m) fromthe overallneed (72,300 sq m) leaving a
balance 0f 26,300 sqgm. Thisis computed to require 6.5 hectares at a plot ratio of 40%, which is close to
the higher figure of 6.6 hectares referred to in paragraph 142 of the Submission Draft (which gives arange
of between 5.2 hectares and 6.6 hectares for the shortfall in land forindustryand warehousing).

Thereferencesto land at Birmingham Business Park (Plot 6700) (2.4 hectares) and Chep/Higginson,
Bickenhall Lane (4 hectares) in Table 103 match the table provided after paragraph 143 of the Submission
Draft. However,thereis adiscrepancy between thetwo tablesin respect of BlytheValley Business Park.

©2020 Jones Lang LaSalle IP, Inc. All rights reserved 13
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Table 103 refersto 7 hectares of land with an estimated 7,000 sq m for offices and 21,000 sq m forindustry
and warehousing. Thetablein the Submission Draftrefersto 2 hectares ofland and between 59,000 sq m
and 99,000 sq m of B1, B2 and B8 floor space. JLLis unclear why thereis such adiscrepancy.

We consider each of the three sitesin turnin order to make an assessment of their potential to deliver
industrial and warehousefloorspace. Indoingso, we have beenguided by advice containedin the PPG
on thecriteriaforthe allocation of sites. These criteria are suitability, availability and achievability.

Birmingham Business Park, Plot 6700

JLLis marketingthis plot for Blackrock on the basis of an office based development. Reserved matters
planning permission (PL/2016/02215/PPRM) was granted for two office buildings totalling 14,721 sqm
(GIA)in October2016. Alayout planofthisdevelopmentis providedin Appendix 2.

Inrecentyears, there has been some industrial and warehouse developmentat Birmingham Business
Park. However, this developmenthas been on the perimeterofthe overall business park. Plot 6700is a
gateway sitein the heart of the business park and the oneremaining plot left for headquarteroffices at
what s considered to be the premier business parkin the M42 corridor. As such,we considerthatthe
estimation that this plot s likely to be developedfor principally industrial and warehousingfloorspace
isunsubstantiated.

Blythe Valley Business Park

The latest masterplan for BlytheValley Business Park is providedin Appendix 3. These referto four
potential plots: -

[ PlotA
[ PlotB
[ PlotE
[ PlotF

Asummary of the planning historyforthese plotsis providedin Appendix4. Inshort: -

[ PlotAis currently being developed foranew headquarters for ZF. The developmentis a hybrid of
offices (Class E1 (formerly B1)) of 7,908 sq m and a technical centre (Class B2) 0of 8,202 sq m.

[ Plot Bhasalready been developed as Connexion-an industrial development 0f 19,416 sq m. This
development was completed acouple of yearsago and is fully occupied.

[ Plot E received reserved matters consentin October 2017 to be used as acar park. This consent has
beenimplementedandis used forits permitted use.

] Plot F has a series of planning permissionsfor office development. Both PlotsF1 and F2 have been
built and occupied. Plot F5has consent for an office building of 7,258 sqg m and is being marketed as
an oven-ready opportunity for an HQ office - Fusion.

Based on this analysis, it is difficult to understand how Table 103 estimates that development land at
Blythe Valley Business Park will generate 21,000 sq m of industrialwarehouse floor space as well as 7,000
sq m of offices.

©2020 Jones Lang LaSalle IP, Inc. All rights reserved 14
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Chep/Higginson, Bickenhall Lane

This siteis 4 hectares and estimated to be able to generate 16,000sq m of industrial and warehouse floor
space. Table 103 does notethatthere maybe “possible delivery issues.” Thesiteis a longstanding
employment allocation, being allocatedin both the 2013 adopted Local Plan and its predecessor -the
2006 adopted SolihullUnitary Development Plan. GL Hearnnotesalso in the HEDNA (paragraph 12.37)
thatthereis “some concern of the deliverability of the Bickenhall Lanesite, as it remains operationalfor
currentuse, and this puts more pressure onthe industrial/warehousing portfolio”.

We haveinspected thessite recently. Itis fully operational. Assuch, it fails the basic test of availability.
Reliance can no longer be based on this site to delivernew industrial and warehouse floor space to meet
local needs.

Ourinvestigations of the three sites referenced by Policy P3 as existing allocationsdemonstrate that there
is little certainty that they can or will deliver land to meet any of the established local need forindustrial
and warehouse floorspace.

New Allocations

In addition, itis unclear how much, if any, land forindustry and warehousing to serve local needs will be
delivered by the new allocations:-

] UK1-HS2 Interchange - circa 140 hectares.
[ UK2 - Damson Parkway -circa 94 hectares.

Both arereleases from the GreenBelt and justified on the basis of exceptionalcircumstances, including
economicneed.

HS2 Interchangeis allocated for mixed use development. No express reference is madein Policy UK1to
the provision of industrial and warehousing. Instead, referenceis made to the developmentprinciples set
outintheArden Cross Master Plan. This is

“Ahigh density activity intensive strategy providing a mix of cultural, commercial, leisure and retail
activity around the maintransport hub.”

In addition, we understand that no proposals are likely to comeforward until towards the end of the plan
period as HS2 may not be operationaluntil 2033 (paragraph 845 of the Submission Draft).

Land at Damson Parkway is allocated expressly to meet local needs, as well as needs associated with the
key economicassetsin the UK Central Hub area, and for a potential relocated household waste and
recycling centre and depot. However, itis unclearhow much landis allocated to meetlocal needs and
when it can be delivered.

Alarge part of thessiteis already developed for JLR’s Logistics Operational Centre (LOC) (c. 1 million sq ft)
which is close to completion. Reference is made also in explanatorytext to both Policy P3 and Policy UK2
to the allocation meetingthefurther expansionneeds of JLR, the needs associated with Birmingham
Airport, and to accommodate the relocation of the Council’s household waste and recycling centre (which
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hasbeen re-allocated for housing - Policy P12). In addition,the proposals require the relocation of an
existing sports club (Birmingham Excels RFC) which fronts the A45, prior to development of this part of the
allocated site.

Therole Policy UK2 will play in terms of meeting local needs seems uncertain. Paragraph 145 of the
Submission Draft refers to the site as “likely to havearole to play in meetinglocalemployment needs,
especially laterinthe plan period.” Referenceis madeto aconcept master plan beingdeveloped tohelp
guide development, however, thisisyet to be produced or published.

Paragraph 12.37 ofthe HEDNA notes alsothat “it may be possible for some of the JLR allocation to be used
for general warehousing, however, this is uncertain at the presenttime.” Paragraph 12.12 provides more
detail. Itstatesthat “GL Hearnbroadly estimates thatup to 10% -25% or 10,000 sq m - 25,000 sq m might be
delivered as general industrial/warehousing floor space for the market post 2025 or beyond. This will be
subject to change but could assist in solving some unmet local warehousing needs as forecast”.

Clearly, thereis some uncertainty about how much floor space this new allocation will deliver. However, it
would be unwise torely onit being able to yield greaterthan 25,000 sq m, with this to be delivered in the
medium, ratherthanshort, term (i.e. at least 5 years hence).

Balance Between Need and Supply

Asummary of the differing assessmentsof GL Hearn and JLL as to the balance between need and supply
forlocalindustrial and warehousing accommodation is presented below in Table 1.

Table 1 - Assessment of Balance of Need and Supply

‘ GL Hearn HEDNA (sq ‘ JLL Assessment (sqm)

m)
Requirement 72,300 200,000
Supply
Birmingham Business Park 9,000 -
Blythe Valley Business Park 21,000 -
Chep 16,000 -
Existing allocations 46,000 =
Balance 26,300 200,000
Policy UK 1 25,000 25,000
Total Balance 1,300 175,000

JLL considersthat GL Hearn have wholly underestimated the local need for new industrial floor space and
totally overestimated thepotential supply. Instead of abroadly neutral balance betweendemand and
supply depicted by GL Hearn,which is wholly at odds to other market signals (e.g.risingrents and
decreasingvacancy levels - refer to paragraphs2.31to 2.36 of this Statement), JLL assesses thereis a
substantial shortfallof 175,000 sq m. At 40% site cover, this will require theidentification and allocation
of44 hectares (development land). This should be considered to be an absoluteminimum.

Qualitatively, the sites presented by Policy P3 are extremely limited. They offer verylittle choice and
range of options to companies looking to expandorinvestin the Borough.
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Large Scale Logistics

4.1.

4.2.

4.3.

4.4.

4.5.

4.6.

4.7.
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The Submission Draft makes no allowance for this sector of the market. In addition,the HEDNAmakes no
express reference to the need for large scale logistics, albeit it makes anumber of commentsaboutthe
strength of the market for this sectorin this location.

JLL considers this to be aserious omission.Itignores advice and planning policy guidance and evidence

contained at anational and regional leveland disregards strong market evidence of awide gap between

demand and supplyforbothpremisesand development land in this sector. These are consideredinturn
below.

National Planning Policy Guidance

The National Planning Policy Framework (NPPF) was revised in July 2018 and again in February2019. The
revised NPPF contains only five paragraphs on theeconomy. However, this does include specificand
helpful advice concerning the logistics sector. Paragraph 82 states: -

“Planning policies and decisions should recognise and address specific locational requirements of
different sectors. This includes making provision for clusters or networks of knowledge and data
driven, creative or high technology industries; and for storage and distributionoperations ata
variety of scales and in suitably accessible locations.” [Our emphasis]

Planning Practice Guidance (PPG) provides specificadvice on how local planning authorities can assess
the need and allocate space for logistics (Paragraph 2a-031). This acknowledges:

[ thecritical role thelogistics industry playsin enabling an efficient, sustainable and effective supply
of goods for consumersand businesses;

[ its contribution to local employment opportunities; and

[ its distinct locational requirements (compared to general industrial land).

With the latter, it notes that strategic facilities serving national and regionalmarketsare likely to require:
] significant amounts of land;

] good access to strategictransport networks;

[ sufficient power capacity; and

[ access to appropriatelyskilled labour

The PPG advises that: -

“Where a need for such facilities may exist, strategic policy-making authorities should collaborate
with other authorities, infrastructure providers and other interests to identify the scaleof need
across the relevantmarket areas.” [Our emphasis]

It notes furtherthat: -

“Strategic policy-making authorities will then needto consider the most appropriate locations for
meeting these identified needs (whetherthrough the expansion of existing sites or development of
new ones)”. [Our emphasis]
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Regional Planning Guidance and Evidence Base

The West Midlands Strategic Employment Sites Study was commissioned by the West Midlands Local
Authority Chief Executives and produced by PBA and JLLin September 2015. Its principal purpose was to
consider objectively the continuedrelevance of promoting strategicemployment sites of the scale and
nature setoutin the former West Midlands Regional Spatial Strategy and assess demand against
identified provision (i.e. supply).

This study provideddirect evidence on therelative needin certain locations for strategic sites for both
industry and warehousing. The review was based on marketbased evidence and did not rely upon data
from local planning authorities. Unlike most otherstudies, it did not seek to project an employment land
requirement over afixed period. Instead, it equated demand against supplyin market terms.

The study provided an analysis of take-up by sub region. The report assessed further where in the West
Midlands were the greatest areas of stress -i.e. limited supply of deliverable strategic land against take-
up. The market areas assessed were depicted on Figures4.10 and 4.11 of the study (see Figure 4.11
below). AreaAtookin the easternhalfofthe Birmingham conurbationand the M42 Corridor (including
Solihull) whilst Area Btook in Coventryand the rest of Warwickshire.

Figure 4.11 Immediate and potential industrial land supply, West Midlands, end
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Areas A and B wererecorded as having the most activity, accounting for 33% and 26% of all floor space
taken up. The Study notedthat demand for large scale industrial floor space in the West Midlandswas
mostintense alongtheM42 belt, where the boundaries of Birmingham, Solihull, North Warwickshire and
Tamworth converge (paragraph4.71). Thisresulted in AreaA having the lowest level ofimmediate
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available supply measured in years’ supply - 3.7 years against an average of 8.2 years for all other sub
regions.

The study concluded thatthe plannedland supplyfell “severely short”in three areas of highest demand:
] the M42 belt to the east of Birmingham (AreaA);

n areas south and east of Coventry to Rugby (AreaB); and

[ the Black Country and southern Staffordshire.

Theformer (i.e. Area A) was considered to offer:

] to logistics operators, the best travel times to the UK population, as well as access to multi-modal
facilities; and

[ to manufacturers and their suppliers, proximity to the main automotive facilities.

This conclusion is clear and directly relevant to the consideration of strategicemploym ent landin Solihull
and the wider M42 Corridor. Essentially,it concludedthat therewas areal shortage ofimmediately
available development landin this sub region.

The Study recommendedthat aPhase 2 study or studies should be commissionedto considerhow such
shortfalls should be addressed. Thisincluded the commissioning of local studies to identify specific
opportunities and toassess policy implications. Unfortunately, nosuch studyhas been carried outby the
strategicplanningauthorities for this area. Thisis a fundamentaloversight. Solihull, as the authority with
the greatest access to the M42 should havetaken leadership of this issue,but has chosennotto do so.

The West Midlands Local Industry Strategy was published by HM Government, with the support of WMCA
and the principal LEPs, in May 2019. Thisidentified the logistics sector as a strength.

The strategy made reference to the West Midlands Land Commission under theheading of Employment
Land. Itnoted thatthe ‘shortfall of land for employment spaceis as leastas pressing as the shortage of land
for new houses, and possibly more so’. It added that ‘This is most strongly the casein relation to those large
scale, strategic sites that can have the greatest net additionalimpacton growth and jobs’.

The West Midlands Strategic Employment Sites Study Stage 2 has been commissioned by Staffordshire
County Council on behalf of the principal LEPs covering the WestMidlands -i.e. GreaterBirmingham and
Solihull, Coventry and Warwickshire, the Black Country and Stoke-on-Trentand Staffordshire. It has been
prepared by Avison Young and Arcadis and the final draft was produced and circulated tothe
commissioning group in September 2020. Its publication is anticipated to follow in the near future.

We understand that this Stage 2 Study concludes thatthereis alimited supply of availablesitesin the
West Midlands and that thereis “urgent need” for additionalsites to be brought forward in order to
provide adeliverable pipeline. In addition,we are aware that the M42 Corridor is identified as a “Key
Location”in the West Midlands, with it holding thelowest supply of existing sites.

Key Market Signals for Big Box

The big boxmarketis very distinct from more traditional pattemns ofindustrial development. It generally
consists of larger premises (units of over 9,290 sq m (100,000 sq ft) but oftenmuch bigger) catering usually
forthe logistics sector. Locationisall important, requiring either motorwayor trunk road access and sites
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away from residential areas. Scaleis also a significant factor given the size of units and the clustering of
activity. Successful examplesin the M42 Corridor (i.e. AreaA) include Birch Coppice (Junction 10) and
Hams Hall (Junction 9).

JLL produces anumber of research summaries of the industrial and distributionsector. Thisincludes the
UK Big BoxIndustrial and Logistics Market Update, which is producedon an annualbasis with quarterly
updates. It provides acomparisonof market signalsforindustrial and distribution units over9,290 sqm
(100,000 sq ft) in the UK. The most recent update - Q32020 -is provided in Appendix 5.

The key take-aways from this research report are as follows: -

[ Q32020 broke all previous records for occupier take-up of Grade A floor space, with 12.4 million sq ft
in 45 units transacted.

] The take-up forthe first nine months of 2020 - at 22,000,000 sq ft - has already exceeded the total for
thewhole of2019 and thefiveyear full year annualaverage (c. 20 million sq ft).

[ The vast majority of take-up for the first three quartersof 2020 has been for new premises,
accountingforover 75% of floor space.

[ The take-up of new premises has been split roughly equal between speculative and build tosuit
units, with demand forimmediately available floor space increasing.

[ The average size of new units taken up in 2020 is 302,000 sq ft -a small increase on the 10 year
average.

[ Thesupply of Grade A floor space at the end of Q32020 totalled 22.6 million sq ft - adecrease of
17% from theend 0f2019.

[ Thevacancy rate for modern logistics stock stood at 7% at the end of Q3 2020, down significantly
from 9% at the end 0f2019.

[ Of the 22 million sq ft of Grade A floor space available at the end 0f Q3 2020, 14.1 millionsq ft was
new. Thisis roughly half of the available new space at the mostrecent peak of availability - March
2008.

[ Overthe 12 month period to Q3 2020, headline rentsgrew 1% on an unweighted basis across 32
locations. JLL’s latest forecast suggests that rentswill grow nationally on averageby 1% per annum
overthenext five years.

[ Investment volumes reached £3.8 billionoverthefirst three quartersof 2020 -up on thefirst three
quartersfor2019, with prime regional yields staying at 4.5%.

Q32020 has seen an unprecedentedlevelof demandfor bigboxlogistics floor space,recording the
highest quarterlyleveloftake-up onrecord. The strong levelof demandfor modern logistics floor space
duringthe Covid pandemic, and a globalfinancial recession, demonstrates theresilience of the logistics
market. This period has demonstrated alsothe importance of supply chains in keeping countries moving
and the continual structural changesthat havetaken placein the market with the growth of ecommerce
consumerdemand.
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This snapshot should also be considered in context. The take-up 0f 2020 represents part of alongertrend,
since 2012/2013, where demand has been high and outstripped supply.

Key Market Drivers

Overall demand for logistics space is driven not just by growth,but alsoby change. Itisavery dynamic
sectorand thisis one of the key reasons why there has beenstrongdemand overalongperiod of time. It
also serves and links anumber of key sectors of the economy - manufacturing, logistics and retailing.

The growth of online retail will continue tobe a key driver of demand across arange of distribution
facilities, both in terms of size and location. More people thanever are now online with 93% of all UK
households having access to theinternet (ONS). The public’s desire for same day or next day delivery of
purchased online goods will drive thedemandfor moreparcel/postalfacilities, and the local distribution
depotsthat can serve the main conurbations.

Inthelast fouryears, JLL hasidentified retailers as the mostactive sectorin terms of take-up,
representing between37% and 58% of totalmarketshare respectivelyfor theseyears. Amazon has been
particularly acquisitive of national andregional distribution centres over this period, including 51,000sq
m (550,000 sq ft) at SEGRO’s Logistics Park, East Midlands Gateway, Castle Donington.

Retailingis undergoing huge structural change becauseof the different way that people and businesses
source and buy goods (i.e. through the interet). Internet sales as a percentage of totalretail sales
continuetorise. By theend 0f2019, online sales as a percentage of retail sales exceeded 20% (compared
with just 5% over 10 years ago). This hasa directimpacton the bigboxmarket, with internet related take-
up increasing steadily as a proportion of totaltake-up. In 2019, approximately 24% of all grade A logistics
take-up was for dedicated internet fulfilment.

The Covid-19 pandemichas been a profound political and economic shortfall. Its effect on the country’s
economy isyetto be fully understood. However, certain clear trendshave emerged. One oftheseis the
accelerationin online shopping. The latest release of official data from the ONS (23 October 2020) shows a
strong growth in online retail spending and in the share of total retail sales accountedfor by online from
February 2020 to September 2020. Over this seven month period, theshare of onlinesales as a proportion
of retailing grew from 20.1% to 27.5%. Thisis a decrease from a peakin May 2020, where 34% of all sales
wereonline. Abarchartfrom the ONSrepresents the proportions of spendon online goods from January
2019 and is extracted and provided below.

©2020 Jones Lang LaSalle IP, Inc. All rights reserved 21



4.30.

4.31

4.32.

4.33.

4.34.

4.35.

©2020 Jones Lang LaSalle IP, Inc. All rights reserved

Statement supporting Representations to Policy P3 December 2020

Figure 8: The proportion of online spending peaked during lockdown and still
remains higher than in February

Value sales, seasonally adjusted, Great Britain, January 2019 to September 2020
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Non-essential shops re-opened for business on 15 June 2020.As such, it was to be expected that this
would claw back some of the growth, particularly for non-food items. However, the general consensus is

that the pandemichas accelerated the long term growth of e-commerce and this has alreadyhad a
positiveimpact on demand for bigbox units. Inthe three quarters of 2020, 34% of take-up of all Grade A
floorspace was directly e-commerce related. Thisrepresentsajump from 25% for the lastthree years(i.e.
2017t02019).

Online grocery spending has seen asignificant proportionalspike in growth. The ONS data records found
online food sales, as a proportion of all food retailing, has almost doubled from 5.4%in February 2020 to
10.4% in September2020. Of particular significance, is the growth of new online food shoppers.According
to Nielson Homescan Online FMCG, thenumber of UK households ordering food online grew from4.8
million to 10.6 million from May 2019 to May 2020, with 6.5 million new online food sho ppers since the
pandemicstarted.

Theindustrial and logistics sectoris a major contributer to the nationaland regionaleconomy. Its
importance has been magnified by the Covid 19 pandemic.

The sectoremploys over 3.4 million and represents 14% ofthe economy in GVA terms (i.e. £268 billion).
Average pay in the sectoris higherthan the average for othersectors. In addition, productiv ity at £58,000
GVA perjobis 12% higherthan the average of all other sectors andis expected to grow at afaster pace
than therest oftheeconomy.

M42 Corridor

The Midlands accounted for 44% of all bigboxfloor space taken up in the UKin the first three quarters of
2020. Thisis slightly down on previous years. Between2017 to 2019, theshare for the Midlands ranged
from 46% to 54% of all take-up.

The Midlands has been the focus of continued and sustainedtransactional activity over recent years. This
is due principally to its central location within the UK. Atits heart liesthe Golden Triangle. The Golden
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Triangle describes the sweet spot for bigboxlogistics in the UK. Thisis generally defined bythe M1, M6
and M42 motorway corridorsand takes in Northampton, Leicester, Coventry and the eastern edge of the
Birmingham Conurbation. From this area, it is possible to reach alarge proportionofthe country’s
population within a4.5hour HGVdrive time. This measure is used due to the regulations governingthe
time HGV drivers can spend at the wheel without taking a substantial break.

This reach makes the Golden Triangle uniquely suitable for nationaldistribution centres. National
distribution centres are often verylarge, sometimesgreater than500,000 sq ft. In addition,the Golden
Triangleis well connected to the major cities of both the Easternand West Midlands including
Birmingham, Derby and Nottingham. This makes the Golden Triangle suitable also for regional
distribution centres.

The M42 motorway is a key strategicroad at both anational and regionallevel. Itsimportanceto the
regional economy can be summarised as follows: -

[ Itis the most direct and fastest link between the principal conurbation of the West Midlands -
Birmingham, Solihulland the Black Country -to the three major cities of the East Midlands -
Leicester, Nottinghamand Derby.

] It provides adirect connection to the M5 and a gateway to the South West.

[ Itis best placed to take advantage of continued investmentsin advanced manufacturing,such as
the automotivesector,in the West Midlands.

Theinfluence of the automotive sector, particularly given theinvestment madein recent years by JLRin
its plants at Castle Bromwich and Solihull, is a notable factor thathas led to significant levels of demand
from this company, and its related component supply network, for new premises and land alongtheM42
corridor. The current constructionof JLR’sglobal aftermarket partshub of 2.9 million sq ft at Mercia Park,
Appleby Magna (Junction 11 M42) is an obvious example.

In addition, the M42 benefits from: -
[ Beinga vital elementto the GoldenTriangle, providing 360° coverage to the UK.

[ Its accessibility to existing operational strategicrail freight interchangesat Hams Hall (Junction9)
and Birch Coppice (Junction 10).

Forthesereasons, the M42 has witnessed substantial levels of demand. Thisis evident by recent
transactions and developmentactivity, a continued high level of enquiries and requirements,and an
increasing scarcity of available or suitable development land to servethis market.

We haveidentified 22 transactions for big boxes in the M42 corridor (AreaA) over the last five years. A
schedule of these transactions is providedin Appendix 6. These 22 transactionstotal5.41 millionsq ft.
Three of the transactions arein Solihull and total 1.48 million sq ft. The others are locatedin Birmingham
(10 deals), North Warwickshire (7) and Tamworth (2).

Eleven ofthe 22 units were taken by manufacturing companies. This shows therelative strengthof this
sectorin this location. However,most of the units taken by manufacturers have been usedfor logistics
(i.e. Class B8).
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The averagessize of unit taken is 246,000 sq ft. However, the largestunitisthe JLR Logistics Operational
Centre (988,126 sq ft).

The supply of bigboxfloor space in the M42 corridor (i.e. AreaA) is severely limited, both quantitatively
and qualitatively. A schedule of premises and sites is provided in Appendix 7. Maps showingthe location
ofthese premises and sites is provided in Appendix 8. New premises are colouredred, secondhand
premises are coloured green, whilstdevelopment sites are marked in blue.

Thereareonly 8 schemesin Area A which provide or can provide bigboxes. Five oftheseare existing
buildings, with developmentland onlyavailable at Peddimore,Hams Hall and Core 42. With the latter
two, only the last plotsare available. Noneofthe 8 schemes are situated in Solihull.

Thetotal floor space currently or potentially availableacross the 8 schemes is 3.48 millionsq ft, alth ough
thisis diminishingrapidly. Thisamountsto just3.2years’ supply at currenttake-up rates (i.e. 1.08 million
sq ft peryear).

Thereis no pipeline of future sites (i.e. confirmed allocated sites or sites in planning) apart from the
second phase of Peddimore. The second phase of Peddimore has not beenbroughtto the market yet and
is constrained in terms of use - principally B1 and B2 uses only.

Inshort, thereis an extremely limited amount and range of existing schemesto meetimmediate demand
and nonein Solihull. There are no sites, apart from thesecond phase at Peddimore, thatare allocated or
being taken through the planningsystemto meetdemandin the medium tolonger term.

Principally, thisis due to the pace of the market and the failure of the principal local planningauthorities
(i.e. Birmingham, Solihulland North Warwickshire) to work together through the Dutyto Co-operate and
act onthefindings of the 2015 West Midlands Strategic Employment Sites Study toidentify specific
opportunities and assess policy implications.

This is asignificant failing given the circumstances: -

] Paragraph 82 of the NPPF requires planning authorities to make provision for logistics operations at
a variety of scales and in suitably accessible locations.

[ Theclear guidance in PPG for strategic authorities to identify the scale of the need for logistics and
considerthe most appropriate locations to meet those needs.

[ The signposting by the 2015 West Midlands Strategic Employment Sites Study of a “severe shortage”
in supply, relative to demand, of development land to accommodate this sector.

[ Similar conclusions by thesuccessor studyto the West Midlands Strategic Employment Sites Study,
currently in draft form but with its conclusions wellknownto the strategic authorities (as part of the
commissioning group), which refersto an “urgentneed” for additional sites to be brought forward.

] Therecognised strength of the logistics marketand the growing gap between demand and supply in
this location.

The Submission Draft should make an express allowance for this sector. This allowance should be over
and above local need, as covered by Sections 2 and 3.
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4.52.  Arecentstudy - What Warehousing Where? by consultantsTurley on behalf of theBritish Property
Federation (March 2019) - established a clear link between the growth in new homes and the needfor
additional warehouse space, with 69 sq ft of B8 floor space for every homein England. This ratio was

found to be greaterin regions, such as the West Midlands, which played a more national role with logistics,
with ratios above 100 sq ft per house.

4.53. Overtheplan period, Solihull proposes just over 15,000 new homes. Based on the ratio of 100 sq ft per
home, thiswould generateaneed of at least 1.5 million sq ft (140,000 sqg m) of B8 development over the
plan period. Thiswould require 35 hectares of developable land (assuming a plot ratio of 40%).

4.54. JLLconsidersthattheratio of 100sq ft per houseis likely to increase due to the rate of penetration of
onlineshoppingasaproportion of retail spending. On this basis, we consider that 35 hectares of
additional development land should be consideredto be aminimum figure.
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Key Conclusions on Evidence Base

5.1.

5.2.
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The principal evidence base to the submission draft, G L Hearn’s HEDNA, has under-estimated
substantiallythe local need for development land forindustry and warehousing. Specifically, a projection
based on the differencesin VOA trends forindustry and warehousingfrom 2011 to 2019 is likely to be far
more representative of futuretrends than thebase period 0f2001-2009 employed by G L Hearn.

Theuse of recent trends is expressly encouraged by relevantguidance in the PPG. In addition,therearea
number of local considerations which indicate stronglythat a projection basedon 2011-2019 dataiis likely
to befar morerealisticand reliable. These considerationsinclude: -

] Strongcurrentdemand|levels.

] Key market drivers forthe mid to longterm.
[ Low vacancy levels of industrialfloorspace.
[ Constrained land supply.

Strongcurrentdemandis evidenced by arecent developmentat Prologis’s Birmingham Interchange
scheme at Birmingham Business Park and at Blythe Valley Park. These two developments have generated
around 70,000 sq m of new industrial floor space either occupied, completed or being constructed since
March 2019 - the cut off point for G L Hearn’s analysis of VOA trends - and not accountedforby G L
Hearn’s analysis. This figureis already well in excess of the 43,500 sq m projected by G L Hearn for the
whole plan period (to 2036) on the basis of its 2001-2019 projection.

Demand levelsforlocal industryand warehousing are likely to be maintained over the mediumto long
term, if not magnified, because of potential ‘reshoring’ ofindustryand companies holding greater
inventory to coverforelevated supply chainrisk. Thisis adirect consequence of Covid-19 pandemicand
the uncertainty concerningBrexit.

Adoption of the projections based onVOA trends from2011-2019 will generate a much morerealistic
projected local base need 0f 178,300 sq m (as per Table 100 of the HEDNA) for industry and warehousing.
This time period would be based on more recent and relevant markettrends and be consistent with the
approach taken by GL Hearn with othersimilar studiesin the sub-region. An allowance madeforchurn
and low vacancy levels would increase this requirement to at least 200,000 sq m (requiring 50 hectares o f
developableland),as opposed to alocal need of 72,300 sq m (circa 16 hectares) derived by G L Hearn.

The supply of sites forindustry and warehousingin Solihull referenced by Policy P3is very limited,
coveringjust threesites. One ofthesesitesisunavailable, whilst the other two are being marketed for
offices. None ofthese can berelied upon with any certainty to generate anyindustrial or warehousefloor
space over the plan period.

Land at HS2 Interchange (Policy UK1)is allocated for residential led mixed used development, with no
express provision forindustrial and warehousing floorspace. In addition, this development is unlikely to
come forward until towards the end of the plan period as HS2 may not be operational until 2033.

Land at Damson Parkway (Policy UK2) may provide some land for local need. However,this s likely to be
limited to amaximum of 25,000 sq m (by G L Hearn’s reckoning) and its deliveryis uncertain.

©2020 Jones Lang LaSalle IP, Inc. All rights reserved 2€
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Statement supporting Representations to Policy P3 December 2020

Quantitatively, this will leave a shortfall of 175,000 sq m, basedon JLL’s assessment of local need. This
will requireidentification and allocation of afurther 44 hectares (developable, rather than gross) to ensure
local needs are satisfied.

Qualitatively, the sites presented by Policy P3 are extremely restrictive. They offer very little choice or
range of options for companies looking to expandorinvestin Solihull.

The Submission Draft makes no allowance for large scale logistics. Indeed, the SubmissionDraft and G L
Hearn’s HEDNA make no reference to this sector. Thisis contrary to NPPF (paragraph 82), PPG (paragraph
2a-031) and ignores the findings of the 2015 West Midlands Strategic Employment Sites Study, the
conclusions of the draft Stage 2 West Midlands Strategic Employment Sites Study, and strong market
signals and evidence.

The West Midlands Strategic Employment Sites Study 2015 identified Solihullas forming part of the M42
corridor (AreaA) and considered this to be an area of high demand for big box logistics, with supply
“severely short”. It recommendedthat local studies should be commissioned to identify specific
opportunities and assess policy implications. Unfortunately, no suchstudyhas been carried out for Area
A. Solihull,as the authority with the greatest access to this stretch of the M42,should have taken a leading
role, but has not doneso.

Solihull, North Warwickshire, Birmingham and Tamworth - the principal local planningauthorities in this
area- havesimply failed to engage on thisissue. Thishasresulted in very littlenew land being identified
in Local Plansto meet futuredemand. Thisis a chronicfailure ofthe Duty to Co-operate.

Similarly, there seemsto be alack of engagement between Birmingham and Solihull - which form part of
thesameLEP - about how Solihull could take arole in accommodating thesignificant identified overspill
ofemployment land need for Birmingham.

The market signals for big box logistics based developmenthave beenvery strong over recentyears at a
national, regional and sub-regionallevel. 2020 has seen an unprecedentedlevelof demand
demonstrating the resilience of the logistics market, with thelockdown illustrating the importance of
supply chainsto keepingthe country running.

Thereis strong market and economicevidence that demand levels will be maintained, if notincreased, in
the medium term. Specifically, the acceleration of e-commerce over thelast nine monthswill be a key
market driver.

The M42 corridor forms part of the GoldenTriangle and is a strong focus for logistics. 1t b enefits from
access to two operational strategic rail freight interchanges at Hams Hall and Birch Coppice and has
witnessed very strongdemand levels over the lastfive years. This hasresulted in 22 transactionsover
100,000 sq ft overthe last five yearsin Area A, totalling 5.41 million sq ft. Ofthis, 1.48 millionsq ft (137,500
sqm) has been occupied in Solihull.

Thereis a real quantitative and qualitative shortage of currently available bigbox premises and
development landin AreaA. There is 3.8 million sq ft over 8 schemes, although thisis diminishing rapidly.
This amountsto 3.2 years’ supplyat currenttake-up rates.

©2020 Jones Lang LaSalle IP, Inc. All rights reserved 27
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Statement supporting Representations to Policy P3 December 2020

Thereis no pipeline of future sites (confirmed allocated sites or sites being taken through planning) apart
from the second phase of Peddimore. This phase hasyet to be taken to themarket and is constrained in
terms of use (principally for B1 and B2 uses only).

There areno available bigbox premises, immediately available development land or land in the planning
pipelinein Solihull suitable for bigbox occupiers.
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Policy Objection and Proposed Modification

6.1.

6.2.

6.3.

6.4.

6.5.

6.6.

6.7.

JLL considers the approach of the Submission Draft to the provisionofindustrialand warehouse floor
space to be deeply flawed on anumber of grounds. These are summarisedbelow.

The principal evidence base to the submission draft, G L Hearn’s HEDNA, has under-estimated
substantiallythe local need for development landforindustry and warehousing. GL Hearn has
mishandled primaryrecent evidence on increasesin industrial floor space and ignored clear market
signals which show a significant imbalance between demand and supply.

The supply of sites to meet local need is wholly insufficient, both quantitatively and qualitatively. It
provides avery restricted offer to companies looking to expandorinvestin Solihull.

The approach to identifying and deliveringemploymentland to meet local needsforindustry and
warehousing does notaccord with the guidance set outin PPG on Economicneed. In addition,itis not
justified by its principal evidence base. Assuch, Policy P3isunsoundin termsof meeting local need for
industry and warehousing.

The Submission Draft makes no allowance for large scale logistics. Indeed, the Submission Draftand G L
Hearn’s HEDNA make no reference to this sector. Thisis a significant failing given the circumstances: -

[ Paragraph 82 of the NPPF requires planning authorities to make provision for logistics operators of
a variety of scales and in suitably accessible locations.

[ Theclear guidancein PPG for strategic authorities to identify the scale of the need for logistics and
considerthe most appropriate locations to meet those needs.

[ The signposting by the 2015 West Midlands Strategic Employment Sites Study of a “severe shortage”
in supply, relative to demand, of development land to accommodate this sector.

[ Similar conclusions by thesuccessor studyto the West Midlands Strategic Employment Sites Study,
currently in draft form but with its conclusions wellknownto the strategic authorities (as part of the
commissioning group), which refersto an “urgentneed” for additional sites to be brought forward.

] Therecognised strength of the logistics marketand the growing gap between demand and supply in
this location.

The West Midlands Strategic Employment Sites Study 2015 identified Solihull as forming part of the M42
corridor (Area A) and considered this to be an area of high demand for big box logistics, with supply
“severely short”. It recommended that local studies should be commissioned to identify specific
opportunities andassess policy implications. Unfortunately,no suchstudy has beencarried out for Area A.
Solihull, as the authority with the greatest access to this stretch of the M42, should have taken a leading
role, buthas not doneso.

Solihull, North Warwickshire, Birminghamand Tamworth - the principal local planningauthorities in this
area- havesimply failed to engage on thisissue. Thishasresultedin very littlenew land being identified
in Local Plansto meet futuredemand. Thisis a chronicfailure of the Duty to Co-operate.
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Similarly, there seemsto be alack of engagement between Birmingham and Solihull - which form part of
thesame LEP - about how Solihull could take arole in accommodating thesignificant identified overspill
ofemployment land need for Birmingham.

These omissions are fundamental. They resultin the Submission Draft not delivering thescale and quality
ofemployment landrequiredin order for the Boroughto meet its economicneeds and optimise its assets.
This is afailing, particularly given the uncertain economicand political times ahead.

To rectify matters, the Submission Draftshouldincrease its requirement to meet local need forindustry
and warehousingto 44 ha (developable, rather than gross).

In addition, the Submission Draft should make an express allowance for the large scale logistics sector.
This allowance should be overand abovelocal need and providea minimum of afurther 35 hectares.

In combination, the Submission Draft should provide and plan for at least 80 hectares of employment
land forindustry and warehousing to provide for both local need and theneed for large scale logistics
(i.e. big box). Without the allocationofthisland,the demand forindustrial and warehouse units for
Solihull will be further suppressedand opportunities for economic growth, whether organic orinward
investment, will be missed.

This will require therelease of Green Belt land and the allocation of additional new sites. We consider that
thescale of need for new employmentland, thereasons forits need,the emphasis placed on meeting this
need inthe NPPF and PPG, theincreasingimportance of employment in an uncertain economic outlook
and the absence of other alternatives,amount to the exceptionalcircumstancesrequired by the NPPF to
release Green Belt land through the development plan-making process. Releasesin similar circumstances
have already been previously madewithin Solihull - Blythe Valley Business Park and Birmingham
Business Park - and the widerregion - i54, Peddimore and Coventry Gateway.

Ifit is recognised that more land is required and needs to be identified, then there should be a further
consultation and/or Callfor Sites. Our client, St Modwen Developments Ltd, would be pleased to provide
details of a large site well related to amotorwayjunction of the M42 thatis capable of meeting some of
the additional need referred to above.
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Appendix 1 - Map of Existing Allocations in Solihull
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Statement supporting Representations to Policy P3 December 2020

Appendix 2 - Layout Plan of Permitted Office Development at
Plot 6700, Birmingham Business Park
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Statement supporting Representations to Policy P3 December 2020

Appendix 3 - Master Plan for Blythe Vale Business Park
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Statement supporting Representations to Policy P3 December 2020

Appendix4 - Summary of Planning History to Remaining
Development Plots at Blythe Valley Business Park
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Blythe Valley Park - Development Plots Planning History

Application Ref

Application Description

Application
Date

Decision

Decision
Date

Comment

Plot A PL/2019/01252/PPRM Erection of a new office building (Use Class B1), and Approved |Sep-19 Reserved matters application on behalf of ZF. New office
technical centre (Use Class B2) with associated internal building (Use Class B1) up to 7,908 sqm (85,121 sqft) GIA
access road, vehicle calibration track, car parking, cycle and a technical centre of 8,202 sqm (88,286 sqft) GIA.
storage, substations, landscaping and all other details There have since been two non-material amendments to
required by Condition 3 relating to the reserved matters this application, one of which reduced the office footprint,
of layout, scale, appearance and landscaping pursuant to albeit by a minimal amount. 'The building footprint has
planning permission reference PL/2016/00863/MAQOT. been reduced by two column bays (5m) on the buildings

eastern elevation which overlooks the M42 motorway'.

Plot B PL/2017/01205/PPRM Erection of five warehouse buildings (Use Class B2/B8 May-17 Approved [Aug-17 Connexion. The application is for 5 buildings comprising
with ancillary B1) with associated internal access roads, 19,416 sq m (208,992 sqft) GIA of B2/B8 floor space,
car parking, substations, service yards, landscaping and including ancillary B1 floor space.
all other details required by Condition 3 relating to the
reserved matters of layout, scale, appearance and
landscaping as well as part-discharge of conditions 11,

14, 16, 19, 22 and 25 (insofar as they relate to Plot B)
pursuant to planning permission reference
PL/2016/00863/MAOQOT (The original hybrid consent was
an EIA application and an environmental statement was
submitted with the original application).

Plot E PL/2017/02151/PPRM Aug-17 Approved |Oct-17
Reserved Matters application for 604 surface level car
park with associated landscaping and associated works,
as well as part-discharge of conditions 11, 14, 16, 19, 22,

25 pursuant to planning permission reference
PL/2016/00863/MAOQOQT.

Plot F PL/2016/02752/PPFL Plot F3 - Development of an office building (Use Class Nov-16 Approved |Jan-17 Prologis offices. 1,694 sqm (18,234 sqft) GIA of office
B1(a)) with access road, car parking, substation, bin store, space (Use Class B1(a)). Planning application also includes
landscaping and associated works (including works on some enabling works for the adjacent plot to the east.
adjacent Plot F2).

PL/2016/02753/PPFL Nov-16 Approved [Jan-17 Jerroms offices. 1,668 sqm (17,954 sqft) GIA of office

Plot F2 - Development of an office building (Use Class
B1(a)) with access road, car parking, substation, bin store,
landscaping and associated works.

space (Use Class B1(a)).




Application Ref

Application Description

Application
Date

Decision

Decision
Date

Comment

PL/2017/00627/PPRM Plot F5 - Erection of an office building (Use Class B1(a Mar-17 Approved [Jun-17 Fusion Building. Planning application is for 7,258 sqm
with associated internal access road, car parking, (78,124 sqgft) GIA of office floor space (Use Class B1(a)).
substation, bin store, landscaping and all other details Fusion is offered as an oven-ready opportunity, which is
required by Condition 3 relating to the reserved matters capable of being constructed and ready for occupation in
of layout, scale, appearance and landscaping as well as 12 months. NIA of circa 65,000 sqft.
part-discharge of conditions 11, 13, 14 and 19 pursuant
to planning permission reference
PL/2016/00863/MAQOT.

RDT 04.12.2020
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Appendix 5 - Q2 2020 updatesto JLL's Big Box Industrial and
Logistics Market
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Occupational market

» A record level of quarterly take-up was recorded in
03 2020 with 12.4 million sq ft

» This brought Grade A take-up to total 22.1 million
sq ft in the first three quarters of 2020.

* Retailers were the most active occupier in Q1-Q3
2020, accounting for 58% of total take-up.

» Grade A supply totalled 22.6 million sq ft at the
end of O3 2020 and was 17% lower than the end of
2019.

» At the end of O3 2020 there was 5.6 million sq ft of
big box floorspace speculatively under
construction and available nationally.

» Nationally, JLL's vacancy rate for modern logistics
stock stood at 7% at the end of O3 2020, down
from 9% at the end of 2019.

© 2019 Jones Lang LaSalle IP, Inc. All ights reserved.




A record quarter in Q3 helped boost overall take-up in the first @)L

three quarters of this year
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Grade A take-up by sector @)L
Retailers accounted for 58% of Grade A take-up over Q1-Q3 2020.
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Grade A take-up by region: Q1 — Q3 2020

The East Midlands accounted for the highest share of take-up in the first three quarters
of 2020.
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New speculative vs build to suit take-up, demand for
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Average size of a new unit taken up @)L
The average size of new unit taken up over Q1-Q3 2020 totalled c. 302,000 sq ft
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Online sales and internet related logistics take-up

Over Q1-Q3 2020 approximately 34% of all Grade A logistics floorspace taken up
was for dedicated internet fulfilment
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Grade A available supply at the end of Q3 2020 (@) JIL
Grade A supply at the end of Q3 2020 was 17% lower than the end of 2019.
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Grade A supply by region at end of Q3 2020 @)JL
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Big box speculative development

End of Q3 2020
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Big box speculative development in the Midlands at end of Q3 () JLL
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Big box speculative development in the North West at end of Q3 () yLL
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Big box speculative development in the Greater South East at
endof Q3 @,
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Big box speculative completions have slowed in 2020 @)L
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Sizeband split of historic big box spec completions and floorspace (@) JLL
speculatively under construction at Q3 2020
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Modern logistics stock in GB at end of Q3 2020 @)L
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Vacancy rates at Q3 2020 @)Jre
At Q3 202p the GB logistics vacancy rate stood at 7%

UK logistics vacancy rate
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Prime headline logistics rents at Q3 2020
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Investment market

« Whilst investment volumes were
hampered by the pandemic at the
beginning of the year, we have seen a
recovery in volumes and activity in recent
months.

» [Investors are looking at the market as a
stand out performer following the global
pandemic. Looking forward our model
based forecasts suggest continued rental
growth over the next five years.

« At the end of Q3 2020 prime logistics
yields recovered back to ‘pre-covid’ levels
and stood at 3.50% in London, 4.00% in
the South East and 4.50% in major
regional markets. This is a 25 bps move
iInwards from Q2 2020, reflecting the
positivity and resilience of the asset class.
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Prime distribution yields
Assuming 15-year lease and open market reviews
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Distribution rental growth expected to slow in the next @)L
five years compared with the last five

% 6
MSCI National Distribution — actual: JLL National distribution
past 5 years, 3.1% pa 5-year forecast: 1.0% pa
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Statement supporting Representations to Policy P3 December 2020

Appendix 6 - Schedule of Transactions for Big Box Units on the
M42 Corridor (Area A) over the last5 years
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Large scale transactions along the M42 Corridor over the last 5 years (Q4 2016 - Q3 2020)

Ref

N

10
11

12

13

14

15

16

17

18

19

20
21
22

RDT

Scheme

Black Velvet

Chrome 102, Midpoint

Silver Bullet,
Birmingham
Centurion Point,
Tamworth

Primus 104, Wood Lane,

Birmingham

Birch Coppice, Dordon

Core 42, Dordon

Tamworth 594,
Tamworth

Fort Dunlop,
Birmingham

The Hub, Birmingham

Damson Parkway,
Solihull
Advanced

Manufacturing Hub,

Birmingham

Midpoint 105, Minworth

Centurion Park,
Tamworth

Prologis Park, Hams

Hall, Coleshill
Birmingham 100,
Walsall Road,
Birmingham
Minworth Central,
Minworth

Prologis Birmingham,

Interchange

Tamworth CLX, Core 42,

Dordon

Hub 120, Birmingham
Solihull 262, Solihull
The Hub 100, Witton

Total

07.12.2020

Developer

Canmoor
Bericote
Canmoor

Secondhand
Secondhand

IM Properties
Hodgetts Estates

Secondhand
Secondhand

IM Properties
Prologis

Homes England/
Coltham

Secondhand
St Modwen
Prologis

First Industrial &
Barwood

Secondhand

Prologis

Hodgetts Estates &

M&G
Secondhand

Secondhand
IM Properties

Occupier

The Works
DHL
Sertec

DB Schenker
Bosch

Beko

Sector

Retailer
Logistics
Manufacturer
Logistics

Manufacturer

Manufacturer

Bond International Other

XPO Logistics
JLR

Kitchen Craft
JLR

Y International

Alliance Parts
Pirelli
JLR

Primeflow

Rico Logistics

International
Automobile Co
Greencore

Bee Swift
Farm Foods
UPS (for Polar
Speed)

Logistics
Manufacturer

Manufacturer
Manufacturer

Manufacturer

Other
Manufacturer
Manufacturer

Retailer

Logistics
Manufacturer
Retailer

Manufacturer
Retailer
Logistics

Floorspace
(sq ft)
172,215
102,750
142,000

141,770
104,000

282,000
100,000

645,000
550,000

250,000
988,126

124,000

105,506
153,000
411,000

100,511

164,311
234,718
160,562

119,499
262,114
100,000

5,413,082

Date

Q12016
Q22016
Q32016

Q12017

Q12017

Q22017
Q22017

Q22017

Q22017

Q42017
Q12018

Q22018

Q32018

Q42018

Q42018

Q12019

Q22019

Q32019

Q42019

Q22020
Q32020
Q32020



Statement supporting Representations to Policy P3 December 2020

Appendix 7 - Schedule of Available Big Box Premises and
Development Land in the M42 Corridor (Area A)
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Schedule of Deliverable floor space along the M42 Corridor

Total Floor Space Largest Unit Available

Scheme Developer Comments
P Available (sq ft) (sq ft)

1 Midpoint Park, Minworth Prologis 182,605 110,148 Two second-hand units previously occupied by
Hozelock. Both are under offer.

2 Hams Hall Prologis 497,115 497,115 Built to suit options for one unit scheme or 3
unit scheme.

3 Hams Hall - 144916 144,916 Second-hand unit formerly occupied by Sertec.

4 Peddimore IM Properties 1.35 million Not known Outline planning permission granted in

September 2019. A new access from the A38 is
required prior to occupation of any units and
construction is yet to be started. Second
phase of 1.28 million sq ft is allocated for B1
and B2 uses primarily and is owned principally
by Birmingham City Council.

5 CPI 153, Tamworth St Modwen 153,000 153,000 Modern second-hand unit in Centurion Park
previously occupied by Pirelli. Under offer to D
B Schenker.

6 Core 42, Dordon Hodgetts Estate 412,459 345,414 Built to suit options for up to 345,414 sq ft

available. Currently in negotiation for a pre-
sale of 170,000 sq ft. This would leave room for
150,000 sq ft. Remainder being spec built as

small units.
7 ACE 135, Relay Park, Opus Land 136,391 136,391 Speculatively built unit available for
Tamworth occupation.
8 Tamworth Logistics St Modwen 600,554 321,204 The largest unit, 321,204 sq ft, has been
Park, Dordon speculatively built and is available. St Modwen

has recently started to construct the
remainder of the scheme on aspeculative
basis. Three units, ranging from 63,000 sq ft to
118.750 sa ft. are being built.

RDT 07.12.2020



Statement supporting Representations to Policy P3 December 2020

Appendix 8 - Map of Available Big Box Premises and
Development Land in the M42 Corridor (Area A)
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About JLL

JLL (NYSE: JLL) is a leading professional services firm that specializes in real estate and investment management. AFortune500
company, JLL helps real estate owners, occupiers and investors achieve their business ambitions. In 2016, JLL had revenue of
$6.8 billionandfeerevenueof$5.8billionand,onbehalf of clients,managed 4.4billion squarefeet,or409 million square meters,
and completed sales acquisitions and finance transactions of approximately $136 billion. At year-end 2016, JLL had nearly 300
corporate off ices, operations in over 80 countries and a global workforce of more than 77,000. As of December 31, 2016, LaSalle
Investment Management has $60.1 billion of real estate under asset management. JLL is the brand name, and a registered
trademark, of Jones Lang LaSalle Incorporated.

https://intemetadmin.jll.com/united-kingdom/en-gh
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