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EXECUTIVE SUMMARY 
_____________________________________________________________ 
 
 

The key objectives of the study were, as follows:- 
 

• to establish the current property provision within the Borough and 
identify the gaps in types of provision; 

 
• to identify current skills being employed and the skills that local 

residents have; and 
 

• to assess the potential attractiveness of forthcoming sites to 
developers. 

 
The brief for the study was amended to consider the above objectives in 
relation to updating the Borough’s main company database.  
 
A telephone survey was carried out of all the businesses as identified in 
the database as updated. 710 responses were received representing a 
61% response rate. 
 
The purpose of the survey was to update the database; assess the type 
of businesses located within the Borough; identify in relation to the need 
to promote a diversified Borough, the gaps in the economic profile; and 
an assessment of the current skills and those skills lacking. 
 
The residents survey was omitted due to the difficulties and cost 
implications of achieving a sample which effectively represented the 
whole geographical area of the Borough in addition to statistically robust 
sample between urban/rural, poor and affluent areas etc. 
 
The main findings derived from the study were as follows: 
 
Borough Profiles 
 
• The majority of employment within the Borough is within the 

wholesale/retail distribution and public administration and defence 
sectors; 

 
• Unemployment is lower in the Borough than the region and UK 

averages, however, this is impacting on the quality of the skills of 
those who remain unemployed and available to new employers; 

 
• The Borough is characterised by high car ownership, high home 

owner occupation and above average social groups B and C and 
council estate residents. There is however below average levels of 
social group A’s. 

 
• Workplace profiling indicates that the Borough has a high number 

of skilled employees though comparative analysis indicates that a 
high number of the skilled jobs are located outside of the Borough; 
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• The Employer profile shows three quarters of the Borough’s 
businesses to be small enterprises employing 1 – 10 employees; 

 
• In terms of space occupation three quarters of businesses 

occupied premises of less than 5,000 sq ft (464 sq m), just 8% 
occupy premises in excess of 10,000 sq ft (930 sq m); 

 
Demand Analysis 

 
• In terms of those companies wishing to expand a third are in the 

manufacturing sector with distribution companies accounting for 
just 10% of those wishing to expand. No companies the financial 
intermediation sector intended to expand; 

 
• Survey work indicated that the prime reason for not considering 

expansion within the Borough was the lack of choice of suitable 
accommodation, primarily, modern flexible accommodation; 

 
• Consultations recognised a demand for small, good quality 

premises in particular space for managed workshops/offices; 
 

• Of those companies who have left the Borough or are intending to 
leave the Borough the primary reason for doing so was again the 
lack of suitable premises rather than the area, skills or markets. 
This was backed by sub regional inward investment data which 
suggested that 80% of inward investors not choosing the Borough 
did so for property reasons; 

 
• Where inward investment decisions were successful they were for 

strategically important sites such as Hams Hall. The Borough is not 
converting its share of the inward investment enquiries generated 
through Warwickshire Investment Partnership; 

 
• Overall the demand enquiry analysis showed an overall 

requirement for premises rather than land, the majority of which 
were for manufacturing premises whilst office premises enquiries 
have fallen. Distribution related enquiries have remained constant; 

 
• Demand for smaller premises is very evident, especially for 

premises less than 5,000 sq ft and in particular for premises of less 
than 1,000 sq ft; 

 
Skills Analysis 

 
• The Skills profile showed high numbers of skilled persons living in 

the Borough. The majority of these skills were engineering related, 
followed by general office related skills; 

 
• Just 2% of respondents to the survey had finance and business 

skills; 
 

• The numbers of respondents to questions regarding skills lacked 
were low. Where a response was positive those sills lacked were 
primarily engineering related and information technology led; 
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• In principle there was no perceived skills shortage (less than 10% 

stated there was a shortage), however, there was very clear 
evidence that a basic attitude to business was lacking amongst 
those looking for employment rather than technical skills. These 
findings have also been borne out in the recent Coventry and 
Warwickshire Employers Survey 2000; 

 
• Few companies within the Borough have training plans which may 

account for the lack of need for particular skills and or the 
employers’ awareness of skills lacked; 

 
• A third of future vacancies in the next 12 months are expected to 

be in manufacturing (31%) followed by construction (28%), public 
administration (27%), wholesale and retail trade (26%), transport 
storage and communications (24%) and hotels and restaurants 
(24%). 

 
Development Perspective 

 
• The marketing position of the Borough is affected by its lack of 

suitable opportunities, especially given that it is in a competing 
market with the likes of Birmingham and Solihull; 

 
• Sites such as Hams Hall and Kingsbury Link are achieving 

maximum returns indicating their prime industrial nature. There are 
however no prime office areas given the proximity of Birmingham 
which draws the office market; 

 
• Coleshill and the western area of the Borough is attracting more 

demand than the traditional areas of the Borough where land and 
rental values are relatively low on the more traditional estates. New 
sites such as Coleshill Manor will attract the perceived higher value 
uses than would normally be attracted to other areas of the 
Borough; 

 
• Businesses require more modern flexible accommodation that can 

be altered as their needs change. The traditional infrastructure of 
Victorian premises and post war buildings are seen as too inflexible 
with the wrong image for many of the knowledge based sectors 
that all local authorities are competing for; 

 
• There is a two tier market in the Borough which requires supply of 

small premises for the start-ups plus a smaller number of larger 
premises which cater for the inward investment market naturally 
drawn to the Borough area because of its markets and 
accessibility; 

 
• Demand for rail distribution is gathering momentum. Sites with rail 

heads are achieving prime rental values as Hams Hall is 
demonstrating. Birch Coppice once on stream should also fulfil this 
role for the expanding distribution market though pressure to 
diversify the Borough’s employment sectors will be greater should 
more distribution be attracted to the site; 
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Forward Strategy 
 

• The Borough’s economy is not dependent on any one singular 
sector, it has a lower dependency on manufacturing than within the 
West Midlands as a whole but no over dependency on its existing 
distribution industry; 

 
• However, it does lack large numbers of employees and businesses 

in the finance and knowledge based sectors which are seeing and 
are predicted to see the highest growth; 

 
• Diversification of the North Warwickshire Borough economy is 

dependent on providing a ready supply of good quality industrial 
and office accommodation attractive to high tech and knowledge 
based industries; 

 
• The ability to establish knowledge based clusters is remote given 

the lack of existing like businesses and the lack of these perceived 
higher value companies intending to expand; 

 
• New employment land should be carefully chosen to offer the best 

opportunity for providing a range of land uses in locations suitable 
of attracting no one dominant land use; 

 
• The planning system should be used flexibly thereon to 

accommodate the growth in niche businesses and higher value 
industries by providing or encouraging the supply of suitable, 
modern, flexible accommodation that can satisfy the sectors 
targeted within the economic development service; 

 
• There should be effort to provide managed workspace that can 

support the new start up companies; 
 

• Recognition should be made for the potential to support the rural 
economies with workspace and offices sensitively designed to 
accommodate small indigenous niche businesses. This will assist 
in sustainable diversification whilst recognising that any 
developments would be ad hoc and small scale; 

 
• In terms of skills training providers should target basic skills 

provision as well as normal IT and technical skills courses with 
education establishments recognising the importance of 
addressing attitudes to work in addition to technical development. 
The issue of Quality can therefore be tackled rather the basic need 
to diversify. 
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1 INTRODUCTION 
_____________________________________________________________ 
 
 
1.1 BACKGROUND 
 

The study has arisen from the need to assess the employment needs of local 
people matched against the real opportunities that exist within the industrial 
and commercial property portfolio. 
 
The provision of information on local companies will provide the Borough 
Council with the ability to comment on the floorspace requirements for industrial 
and commercial uses and provide valuable, up-to-date data on employee 
numbers and skills needs of local companies. 

 
The outputs of the study will assist the Borough Council in the preparation of 
realistic and achievable local plan policies to better inform the choice of 
allocations which will ensure that the future commercial development needs of 
the existing local businesses and potential inward investors to the area are met. 

 
The review of the Borough’s skills required analysis in order that emerging 
policies address any skills imbalances between local people and local 
employers and will help to address any misconceptions that the Borough is 
simply associated with the distribution industry.  
 
The proactive identification of any skills gaps will aid diversification in the 
Borough and offer new employers a wider skills base and, at the same time, 
local people with better career progression opportunities.  

 
In addition, the attraction of new employers to the Borough offering new 
opportunities and better remuneration may assist in reducing the need for 
Borough residents to travel outside the Borough to access the perceived better 
jobs. 

 
The update of the North Warwickshire property database is a key requirement 
for the study in order to establish the comprehensive industrial and commercial 
portfolio in the Borough. A questionnaire of the updated comprehensive listing 
in the database was used to identify the use classes, key employee data, 
floorspace provision, predominant skills and skills in line with the requirements 
of the consultants brief. 

 
Any research of residents will be needed to be a robust sample from across the 
Borough, due to the Borough’s diversity both in urban and rural needs and 
traditional employment expectations.  
 
The priority to address the property needs of the study was such that a specific 
residents survey was not carried out. To compensate, analysis of the Chamber 
of Commerce Skills Surveys was carried out supplement the skills data sourced 
from the company survey. 
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1.2 STUDY OBJECTIVES 
 

The objectives of the study are: 
 
 

• to establish the current property provision within the Borough and identify 
the gaps in types of provision; 

 
• to identify current skills being employed and the skills that local residents 

have; and 
 

• to assess the potential attractiveness of forthcoming sites to developers. 
 

The study provides a commercial, realistic and achievable overview of the 
demand and development potential of industrial and commercial premises to 
ensure that the commercial development needs of existing and future new local 
businesses as well as prospective potential inward investors are met.   
 
During the reporting period from instruction in September to the date of this 
report, we have remained in dialogue with the Officers of North Warwickshire 
as a result of which our brief has evolved partly as a result of internal priorities, 
but also as a result of external forces. 

 
1.3 REPORT STRUCTURE 
 
 This report is structured, as follows: 
 
• Section 2: Local Economy - commentary on the nature and key characteristics 

of the North Warwickshire economy and the consequences for the study; 

• Section 3: Local Occupier Research - an assessment of the use buildings are 
put to, planning use categorisation, floorspace data and employment 
breakdown analysis; 

• Section 4: Market Demand - commentary on the level, nature and type of 
potential demand for premises and land in the area identified within the 
company survey and inward investment enquiry analysis; 

• Section 5: Skills Analysis - an assessment of the skills base and needs within 
North Warwickshire from existing Chamber of Commerce surveys and results 
from the company survey; 

• Section 6: Development Perspective - commentary from a commercial 
development perspective on the market that exists within North Warwickshire in 
relation to market requirements across the region;  

• Section 7: Overview - highlights the key findings of this report and provides 
conclusions on the property mix and skills base within the Borough. The needs 
borne out in the study will be reviewed in relation to the policy implications 
within the emerging Local Plan; and 

 
• Section 8: Forward Strategy - highlights the key issues and their implications 

for policy review from both political/financial and planning facets. 
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2 THE LOCAL ECONOMY 
_____________________________________________________________ 
 
 
2.1   INTRODUCTION 
 

This section of the report provides some background information about the 
North Warwickshire borough area, its relationship with the rest of Warwickshire 
and the Rest of the West Midlands.  It focuses on the key characteristics and 
issues that relate to the demand for, and supply of, employment land and 
premises within the area. 
 
We have included this information as context for the study. The issue within the 
area is not just one of provision of jobs for the local unemployed but the 
tackling of a number of issues which impact upon employment creating 
opportunities, both from a property perspective and skills perspective.  
 
This study has a very specific focus, we are commenting on such issues from a 
particular viewpoint, and would want to ensure that the Borough Council 
considers the findings of our work within the wider context of the regional 
economy. 

 
2.2 ECONOMIC STRUCTURE 

 
The Borough has an historical image of coal industry employment and carries 
that legacy through to the present with an employment structure indicating 
greater numbers of lower skilled workers. 
 
The Borough itself is however a very diverse area with substantial social and 
economic differences between the urban and rural areas and the more affluent 
western rural areas and traditional coalfield heartlands the centre and north of 
the borough. 
 
Table 2.1 Comparison of sector employment between the North Warwickshire 
Borough, Warwickshire County, The West Midlands region and Great Britain, 1998 

 
Sectors North 

Warks 
TOTAL

% Shire 
TOTAL

% W M 
TOTAL 

% GB 
TOTAL 

% 

Primary, energy and water 876 3 2,520 1 25,029 1 525,428 2 
Manufacturing 5,308 21 43,990 21 562,088 26 4,082,523 17
Construction 1,592 6 10,610 5 90,859 4 1,070,813 5 
Wh’sale/retail distribution, repair, 
Hotels and catering 

6,081 24 53,461 26 469,786 22 5,332,244 23

Transport storage and communications 2,935 11 12,858 6 108,225 5 1,356,597 6 
Financial and business services 2,039 8 35,430 17 328,844 15 4,350,347 19
Public services, admin and defence, 
Health and social work 

6,077 24 42,280 20 488,656 23 5,576,079 24

Other service activities 686 3 8,503 4 85,453 4 1,057,165 4 
Total 25,594 100 209,652 100 2,158,938 100 23,351,197 100
Source: Coventry & Warwickshire Annual Employment Survey 1998 
% columns: Employees within each sector as a percentage of the Borough, County, Region and GB totals respectively 

 
Information from the 1998 Annual Employment Survey, highlighted in the table 
above, shows that across Coventry & Warwickshire around 5,308 (21%) of 
employees in employment are within the manufacturing sector.  
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The sector with the highest proportion of employees in employment is Public 
Administration, Education and Health, and the Wholesale/Retail distribution, 
repairs, Hotels & Catering sectors each with around 24% of the total 
employees. Transport, Storage and Communication represent 11% of the 
employees whilst Financial and business services only represent around 8%.  
 
The table indicates a comparison of the Borough to the County and to Great 
Britain. The principle differences between the Borough and County are within 
the Transport, Storage and Communications sector. The borough effectively 
has 1 in 10 people employed within this sector compared to the County with 
approximately 1 in 20. The reverse is seen in the Financial and Business 
Services sector where the County has approximately 1 in 6 employed in the 
sector whilst the Borough has only 1 in 12. 
 
These relationships are mirrored in comparison to the Region and Great Britain 
indicating the dominance in transport related employment and lack of finance 
and business related employment.  
 
The remaining sectors are fairly representative of the Region and Country to 
the plus or minus of around 1% in most cases. 
 
The following table represents the change in sector employment from the year 
1991 through the most recent figures available, those within the 1998 Annual 
Employment Survey. 

 
 Table 2.2: Change In Employment 1991 to 1998 
 

 1991 1998 Change % 
Change 

% 
Change 

 No. No. No. 1991-98 Of Total 
Primary, Energy and Water 2,423 876 -1,547 -64 -34 
Manufacturing 5,490 5,308 -182 -3 -4 
Construction 1,093 1,592 +499 +46 +11 
Distribution, hotels & catering 4,844 6,081 +1,237 +20 +27 
Transport & Communications 2,055 2,935 +880 +43 +19 
Banking, finance and insurance etc 1,998 2039 +41 +2 +1 
Public admin/defence, Education & 
Health 

2,587 6077 +3,490 +135* +77 

Other Services 555 686 +131 +24 +3 
Column Totals 21,045 25,594 +4,549 +22  100 

Source : 1991 Census of Employment and 1998 Annual Employment Survey 
* See explanatory text below 

 
Looking at the employment profile of the North Warwickshire area over time 
highlights the fact that the number of employees in employment has risen 
between 1991 and 1998 by around 22%.  
 
At the sector level, the proportion of employees in the manufacturing sector has 
fallen, with a fall of just 182 employees (3%) between 1991 and 1998. 
 
The largest rises in employment were seen within Public admin/defence, 
Education & Health (135%), Construction (46%) and Transport & 
Communications (43%) in relation to 1991 figures. As a percentage of the 
overall increase in employment the most significant rises were within Public 
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admin/defence, Education & Health (77%) Distribution, hotels & catering (27%) 
and Transport & Communications (19%). 
 
The figures suggest a very significant rise in the Public admin/defence, 
Education & Health. This is accounted for by a rise of 3,436 employees within 
the health and social work sub sector reflecting a national increase in 
residential care and social care services. The majority of these increases were 
seen within female full time workers contributing 1,609 job increases. Further 
research suggests that the rise is due to a year on year incremental rise rather 
being attributable to a particular large scale development. 
 
The fall in primary related employment can be attributed to the closure of 
Powergen and its subsequent re-development for non-primary employment 
uses. 
 
The proportion in Other Services has continued to rise over the period while the 
primary industry sectors have seen substantial falls both as a proportion of the 
sector and the overall employment rise of 64% and 34% respectively. 
 
We have reviewed the profile of North Warwickshire in relation to the 
GHK/BMG study (consultants on behalf of Coventry and Warwickshire 
Chamber of Commerce, Training and Enterprise) which outlines the following 
perspectives.  
 
The survey sample was based on Coventry and Warwickshire Chamber of 
Commerce’s own membership database and consisted of a representation of 
around 152 businesses (15%) of the total sample which was weighted to 
correspond to the 1996 Annual Employment Survey apportionment between 
districts. 
 
The report, in considering the business environment of North Warwickshire, 
states that employers in this area are more likely to rate their location as poor. 
 
In addition from the property perspective the survey identified that businesses 
within North Warwickshire, stated that there was a lack of industrial/commercial 
accommodation at a suitable price which had led to compromises in growth 
options within the area. 
 
The survey identified a generally greater demand for office accommodation 
over industrial accommodation but there were no figures to assess the scale or 
significance of the preference. It has been our experience elsewhere that the 
definition of office accommodation often includes modern manufacturing space 
which is of sufficient quality and is sufficiently flexible to allow for its use as 
office accommodation. 
 
Of concern, the survey picked out that 27.8% of businesses in North 
Warwickshire Recorded a decrease in company turnover within 1999. 
 
The survey also addresses skills needs which will be addressed in more detail 
in Section 6 of this report. 
 

2.2.1 Economic Profiles 
 
Using information supplied by CACI Ltd., ONS and GRO(S), we are able to 
identify economic profiles within the study area. The analysis is based on the 
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approximation of postcode areas contained within the Borough boundary. The 
statistics therefore represent, not an absolute figure but a compilation of data to 
match as close as possible the actual representation. At ward level the 
information is subject to confidentiality clauses which limits its applicability so 
overviews are kept more general over smaller areas to allow analysis. 
 
The area is scored against the Great Britain base with the average score being 
100. Scores below 100 are less than average, those above 100 above the GB 
average. 
 
North Warwickshire is an area characterised by high car ownership where an 
index score of 131 is scored for households with two cars and 159 scored 
against households with three cars or more against the GB base of 100. Those 
households with no cars score just 72. 
 
Owner occupation is above the UK average, scoring 112 for owner occupied 
and 112 for owned outright. Rented properties are well below the GB average 
with privately rented (furnished) scoring just 36 (against GB = 100) and 
properties rented from Housing Associations or Charitable Trusts scoring 43. 
Rented accommodation from the Council score 78. 
 

2.2.2 Population Profiles 
 
Analysis has been carried out of both CACI, ONS & GRO(S), Target Group 
Index Social Class Population derived from the National Readership 1996 
Survey and ACORN 2000 categorisations. 
 
The TGI Social Class population 1996 survey results are the latest available 
which show the breakdown between, Social grades, A , B, C1, C2, D and E. 
North Warwickshire is categorised with above GB average representation in the 
lower groups C2 and D with 120 and 109 respectively.  Grades B and C1 fall 
just below the GB average at 92 and 96 respectively. North Warwickshire has 
much lower Grade As relative to GB with a score of just 67. 
 
Analysis of the 2000 ACORN Population Profile outlines a classification A to F 
and U Unclassified but differs in its definition to TGI.  
 
The groupings are as follows: 
 
A Thriving 
  1 Wealthy achievers, suburban areas 
  2 Affluent grevs. rural communities 
  3 Prosperous pensioners, retirement areas 
 
B Expanding 
  4 Affluent executives, family areas 
  5 Well-off workers, family areas 
 
C Rising 
  6 Affluent urbanities, town and city areas 
  7 Prosperous professionals, metropolitan areas 
  8 Better off executives, inner city areas 
 
D Settling 
  9 Comfortable middle agers, mature home owning 
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  10 Skilled workers, home owning areas 
   
E Aspiring 
  11 New home owners, mature communities 
  12 White collar workers, better off multi-ethnic areas 
 
F Striving 
  13 Older people, less prosperous areas 
  14 Council estate residents, better off homes 
  15 Council estate residents, high unemployment 
  16 Council estate residents, greatest hardship 
  17 People in multi ethnic, low income areas 
 
U Unclassified 
  18 Unclassified 
 
ACORN indicates a medium to low percentage of those persons classified by 
ACORN as ‘A1’ (wealthy achievers).  A score of 77 is achieved, compared to 
the GB average of 100. There is very high score achieved within the class B 
residents (expanding affluent executives and well off workers, 170) with the B2 
class scoring 209. 
 
There are no residents classed within group C, which consists of affluent 
urbanites, professionals within metropolitan areas and executives within inner 
city areas but this is not surprising as the area is primarily a rural area with no 
areas classed as city or metropolitan.  
 
Class D scores highly with an overall score of 181, with D2 skilled workers 
scoring 284. New home-owners also score well (150) which contributed to an 
overall score of 106, above the GB average of 100. 
 
Scores in Group F (Striving – older people/council estate residents and multi 
ethnic, low income) score very low. Older people have a lower representation 
than in the GB with 82 whilst Council estate residents also have a lower 
representation than in the GB, with a score of 63. 
 
The Council estate residents with high unemployment, council estate residents 
in greatest hardship and people in multi-ethnic groups and low income areas all 
score 0.  
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2.2.3 Workplace Profiles 
 
As a comparison with the above figures, the population profile can be 
compared to the workplace profile, which analyses the location of the 
registered workforce. 
 
Relatively the workplace profiles reflect the same stronger work group 
categories as population categories B and D. 25,000 employees within the 
catchment area have been recorded in comparison to the population total of 
65,000. This is natural given the loss in those of non working or retirement age 
plus those unemployed within the area. 
 
The figures may suggest a degree of out commuting. This is covered in more 
detail in section 2.4. 
 
The breakdown of socio-economic groupings shows that there is a majority of 
employees within the skilled and semi-skilled manual workers classification. 
Agricultural workers scored above the GB average with Farmers – Employers 
and Managers scoring the single highest individual score of 222. 

 
2.3 UNEMPLOYMENT 

 
Unemployment information is produced by the Office for National Statistics 
(ONS) and other organisations at a national, regional and local level, with some 
local authorities producing local unemployment rates. 

 
 Information from the ONS, collected by the Chamber, indicates that there were 

1.8% unemployed within the North Warwickshire Borough Area in October 
2000.  This figure compares to 3.6% within the UK and 4.5% across the West 
Midlands. Only Stratford Upon Avon has a lower unemployment rate at 1.1%. 

 
 This compares to the same period last year where unemployment within the 

North Warwickshire Borough stood at 2.5% compared to 4.2% within the UK 
and 4.5 % in the West Midlands. At this time Warwick, Rugby and Stratford 
Upon Avon Districts had lower unemployment rates. 

 
By duration of unemployment, long term unemployment (those persons on the 
unemployed register for over six months) levels are particularly low within North 
Warwickshire. The borough has consistently recorded the lowest levels of long 
term unemployment since July 1999 to October 2000.  
 
North Warwickshire recorded a 4.8% share of LTU in October 2000, its lowest 
point within the last 12 twelve months. This compares to 58.2% in Coventry, 
12.5% in Warwick, 10.8% in Nuneaton and Bedworth, 7.8% in Rugby and 5.9% 
in Stratford Upon Avon. 
 

2.4 COMMUTING 
 
There is a qualitative issue around living and social environments within the 
Borough which will affect the desire for new residents and workers alike. In 
addition, as with many areas which lie in close proximity to a major urban 
centre there is a strong ‘pull’ factor exerted towards the centre which may 
account for the number of class A and B showing relatively high levels in 
population terms but not in terms of employment within the area.  
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Many of the more rural areas, especially to the west of the Borough are very 
desirable places to live whilst offering the opportunity to commute to 
Birmingham with its wider employment offers and higher salaries. Due to the 
way the figures are compiled no definitive statement can be made to quantify 
the numbers out commuting though it would be an expected outcome of the 
location and nature of the Borough. 
 
As alluded to earlier and the workplace profiles indicate less than half the Class 
A’s and two thirds of the Class Bs than in the residents profile. 
 
With an increased awareness of ‘sustainability’ and the relatively high levels of 
congestion that exist on the road communications network in the Borough, 
given the limited number of A class roads, the impact of out commuting needs 
to be given consideration.  
 
An assessment of whether out commuting is a ‘necessary evil’ to enable local 
people to access jobs or whether a concerted effort to provide new employment 
areas and jobs must be decided upon to agree the preferred economic 
development route. 
 
More local job opportunities are likely to be an attractive option for current ‘out-
commuters’ as well as those currently unemployed.  Increased opportunities for 
‘home-working’ in certain sectors should also help to at least maintain the 
current situation, if not stem the flow.  
 

2.5 OVERVIEW 
 
Employment is spread across a number of sectors with the majority being in 
Wholesale/retail distribution and public, administration and defence sectors. 
Public, administration and defence employment has seen the highest rises 
since 1991, however, there has been a significant fall in primary sector 
employment. 
 
The Borough is less dependent on manufacturing than the West Midlands and 
Great Britain profiles but is considerably more dependent on the 
Wholesale/retail distribution and Transport & Communications sectors. 
Employment within the financial intermediation sector is half that of 
Warwickshire, West Midlands and Great Britain percentages. 
 
Unemployment in the area is lower than the UK average indicating the success 
of the area, however this is causing a negative impact on the quality of the 
skills and employability of those who remain unemployed. 
 
Economic profiling shows that the Borough is characterised by high car 
ownership and high owner occupation. There is a low council estate population, 
and above average social groups B and C, though low numbers of those within 
social group A. 
 
Workplace profiling indicates high numbers of skilled workers though there are 
indications of relatively high out commuting. 
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3 LOCAL OCCUPIER RESEARCH 
_____________________________________________________________ 
 
 
3.1 INTRODUCTION 
 

An integral and key element of assessing existing business types and hence 
property types across the borough was to update the Borough Council’s 
existing business database. Contact with all the businesses would provide the 
Economic Development Department with the following: 
 
• Updated records of all businesses contactable within the Borough; 
• An indication of the breakdown of the businesses by use class within the 

Borough to identify principle, dependent and minority uses; and 
• Identify current and future demand for employment creation opportunities. 
 
In order to do this, we undertook a telephone survey to achieve the update of 
approximately 1,162 local employer responses based on the existing database 
updated as of 1998 with additional key employers that had relocated into the 
Borough on to key employment sites such as, Kingsbury Link, Hams Hall and 
Highway Point. 
 
The survey achieved 710 responses (61%). Although this does not update 
every record kept on the current database it provides a very robust sample on 
which to base a statistical analysis. A number of the remaining businesses did 
not wish to respond or have left the borough/ceased trading. As such 61% 
complete respondents is an exceptional return.  
 
The update of the database should recognise the entries not updated and track 
these to ascertain the current status of the business. Our review of the current 
MPDS has highlighted a number of entries which are incorrect and require 
updating. 
 
The key findings of the research are set out below, and comparisons are 
drawn, where possible, with the original occupier research which created the 
database, to assess changes in business uses. 
 
Due to the size of the list of businesses needed to be contacted, in order to 
assess as full a picture as possible of the business community, the number of 
supplementary questions on site specific accommodation issues was reduced. 
 
Interpretation of the development market supplemented by the enquiry analysis 
and interviews held with key local business agency figures will supplement this 
analysis. These issues are addressed in sections 4, 5 and 6 and will provide 
valuable input into the Local Plan review process. 
 
The questionnaire also surveyed the skills present within the company and also 
the skills that were needed or were difficult to acquire. This analysis is 
considered within Section 5 of this report. 
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3.2 TELEPHONE SURVEY 
 

Approximately one thousand two hundred interviews were carried out with local 
employers throughout the North Warwickshire between November and 
December 2000.  The list of businesses to be contacted did not require any 
weighting as it represented all the business occupiers that it was possible to 
contact.  The results are therefore robust and represent a sound basis on 
which recommendations can be made.  
 
The main findings relating to the telephone survey are set out below and a copy 
of the questionnaire is included in Appendix I.  The percentage figures in the 
tables may not add up to 100% due to rounding. Also in most cases the ‘not 
applicables’ have been removed from the figures but the ‘don’t knows’ have 
been retained as they indicate that businesses are, in some instances, 
unaware of opportunities that exist. This may provide an opportunity via 
monitoring to approach these companies within the Borough’s economic 
development service and Warwickshire Investment Partnership’s ‘investment 
aftercare’ programme to assist in property and skills related issues. 
 
Questionnaire Responses 
 
The following analysis is based on a return of 710 completed responses. 
 
Table 3.1: What is the nature of your business (Q1)? 
 

 Number % 
Primary/Agriculture 70 10 
Manufacturing – Fuel/Chemicals 5 1 
Manufacturing – Food Products 61 8 
Manufacturing – Metal Goods/Machinery 16 2 
Manufacturing – Vehicles and Related 55 8 
Manufacturing – Rubber and Plastics 18 3 
Manufacturing – Other 31 4 
Electricity, Gas and Water 4 1 
Construction 69 10 
Wholesale and Retail Trade 91 13 
Hotels and Restaurants 29 4 
Transport and Comms – Warehouse/Distribution 71 10 
Transport and Comms – Communications 0 0 
Financial Intermediation 25 4 
Other Business Activities 46 6 
Public Administration/Education 16 2 
Other Services 103 15 
Total 710 101 
 
Within the Borough area the total number of businesses who responded were 
dominated by companies of less than 10 employees (71%), 93% of companies 
had less than 50 employees.  
 
In the manufacturing sector, just over half were in companies of less than 10 
employees with 84% with 50 employees or less indicating that the 
manufacturing businesses within the Borough are above the Borough average 
in terms of employee size. 
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The financial and business services sector was also dominated by companies 
with less than 10 employees (78%). Within the financial services sector itself 
the figure was as high as 92%. 
 
Less than 1% of companies had more than 250 employees half of which were 
within manufacturing. 
 
Table 3.2: How many employees are on site (Q2)? 
 
  Number % 
1 – l0 505 71 
11 – 50 152 21 
51 – 100 26 4 
101 – 250 7 1 
250+ 10 1 
Don’t Know 10 1 
Total 710 99 

 
Table 3.3: Approximately, what is your current floorspace (in square feet) (Q3)? 
 
  Number % 
0 – 500 56 8 
501 – 1,000 64 9 
1,001 – 5,000 79 11 
5,001 – 10,000 43 6 
10,001 – 50,000 9 1 
50,001+ 14 2 
Don’t Know/refused 445 63 
Total 710 100 

 
63% of respondents either did not how large the premises they occupied was 
or refused to answer. This is not unusual in survey analyses due to the specific 
property knowledge that the respondent will require in order to provide a 
response. In large companies this may be dealt with within a specialised 
property department whilst in smaller companies it is often the case that only 
the owner/manager are aware of the size because they ‘pay the bills’. 
 
Of the 265 respondents who were in a position to respond, 75% indicated that 
their premises were of less than 5,000 sq ft. a further 16% were between 5,001 
and 10,000 sq ft whilst just 8% was over 10,001 sq ft. 
 
Premises were fairly evenly spread between the 0-500 (21%), 501-1,000 (24%) 
and 1,001-5,000 sq ft (30%) brackets. 
 
Within sectors;  
  
• three quarters of manufacturing companies had premises of less than 

5,000 sq ft. (41% 1,001-5,000 sq ft) 
• over four fifths of other businesses and services had premises of less 

than 5,000 sq ft. (45% 0-500 sq ft) 
• All of the financial intermediation had premises of less than 5,000 sq ft. 

(75% 0-1,000 sq ft) 
• three quarters of transport & communications companies had premises of 

less than 5,000 sq ft. (73% 0-1,000 sq ft) 
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• three quarters of wholesale & retail trade companies had premises of less 
than 5,000 sq ft. (split approximately 50:50 between 0-1,000 and 1,001-
5,000 sq ft) 

• 90% of construction companies had premises of less than 5,000 sq ft. 
(split approximately 50:50 between 0-1,000 and 1,001-5,000 sq ft) 

 
 
Table 3.4: Are there any plans to expand the business in the next 2-3 years (Q4)? 
 
  Number % 
Yes 99 14 
No 606 85 
Don’t Know/refused 5 1 
Total 710 100 

 
Approximately 14% of surveyed companies are planning to expand their 
business in the next two to three years.  
 
This is a lower figure for potential expansion needs than expected for the 
Borough though still represents a substantial number of companies requiring 
space. 
 
The breakdown between sectors indicates that the majority of expansion plans 
are within the manufacturing sector (31%) and other business and services 
sector (25%). Just 9% of transport and communications companies intended to 
expand. 
 
No financial intermediation companies intend to expand in the next 2-3 years. 
 
Utilising cross tabulation 70% of those intending to expand employed less than 
10 employees which equates with the overall breakdown of companies by size. 
 
Table 3.5: If yes (at Q4), To where will you expand (Q4a)? 
 
  Number % 
In borough 77 78 
Out of borough 10 10 
Don’t Know 12 12 
Total 99 100 

 
Of the 99 companies surveyed, who said that they wish to expand within the 
next 2-3 years, approximately three quarters wished to remain in the Borough 
whilst 10% wishes to relocate outside of the Borough.  Of those wishing to 
remain at an average of 2,500 – 5,000 sq ft per ‘need’ this still equates to a 
need for 250,000 – 500,000 sq ft of good quality industrial space. 
 
By sector 80% of manufacturing companies wished to remain within the 
Borough. 76% of the other businesses and services companies wished to 
remain within the Borough. 
 
If the ‘don’t knows’ are considered as companies who may wish to leave, the 
transport and communications sector appears to be the sector at most risk as 
half as many companies may wish to leave as remain within the Borough. 
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Table 3.6: If yes (at Q4), What type of expansion will this be (Q4b)? 
 
  Number % 
Expansion of product  lines 20 20 
Expansion on existing site 29 29 
Expansion to new premises 31 31 
Relocation to new land/site 3 3 
Don’t Know 16 16 
Total 99 99 

 
Of those companies who wish to expand in the next 2-3 years 66% see their 
expansion requiring future property needs, either expansion on their existing 
site, expansion to new premises or sites. 
 
Of those intending to expand a third will require new premises.  
 
Employment land requirements were few with just 3 responses out of a total 
response of 710 completed questionnaires.  
 

3.3 IN-DEPTH INTERVIEWS 
 
In addition to the telephone survey, in-depth interviews with key local business 
support agencies operating, mainly, within the study area and also those who 
have influence on the area would provide additional data to the company 
responses.   
 
In total, two in-depth interviews were completed with the following:- 
 
• Dennis Malone – Warwickshire Business Support Programme; and 
• Marion Bradford – Warwickshire small business support at Centenary 

Business Centre, Nuneaton; 
 

The highlights and key findings of those meetings are considered below. 
 

3.3.1 Warwickshire Business Support Programme – Dennis Malone 
 
The business support programme operates throughout northern Warwickshire 
funded by the County Council. Given the nature of the northern Warwickshire 
market more time is spent on companies within Nuneaton and Bedworth 
Borough as opposed to North Warwickshire Borough. 
 
Enquiries for North Warwickshire tend to originate from within North 
Warwickshire, whilst areas within the southern half of the county attract a great 
deal of interest from outside the area. Of the natural enquiries generated from 
North Warwickshire Borough they tend to be manufacturing companies rather 
than I.T. or Service related. 
 
The evidence suggests that companies are looking to expand in the area but 
are finding it difficult to identify suitable accommodation. As such much of the 
activity identified by the business support programme was by companies 
expanding on site to the maximum they were able. A location within North 
Warwickshire was considered good but choice of accommodation was not. 
 
A number of examples were discussed where companies were considering 
alternative sites outside of the Borough to accommodate their growth. 
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By demand-type the experience of the business support programme was that 
there is a consistent demand for small office type locations. An inward investing 
company/developer has recently expressed a keen desire to provide managed 
workspace units at Manor Road Industrial Estate. 
 
I.T. companies looking for the next step from home working to setting up in a 
new office have expressed difficulty in locating suitable small, cheap, but good 
quality small accommodation on short term licence agreements. 
 
Developments such as Tamworth Executive Business Centre and Centenary 
Business Centre in Nuneaton are providing this type of offer. The Sir Frank 
Whittle Centre in Rugby Borough and Poole Road Business Centre are 
extending this offer of publicly owned managed workspace for local companies 
to set up in and grow from. 
 
There was a recognised need for small managed facilities to offer a ‘hosting 
and ghosting service’ – that is, a facility where the company virtually only uses 
the premises as a business address with possibly a small desk used on a 
needs-only basis. The facility allows individuals the opportunity to run a 
business from a good quality address without the financial problems of long 
leases and expensive premises overheads. 
 
The issue of skills was also covered, this will be outline in more detail in section 
5.0 of this report. 
 

3.3.2 Warwickshire Small Business Support at Centenary Business Centre, 
Nuneaton - Marion Bradford 
 
Set up in 1990 by Warwickshire County Council, CBC provides managed 
workspace in the form of standard offices/flexible workshops accommodation 
Attleborough Fields Industrial Estate in Nuneaton. 
 
The Centre provides 52 units ranging from 124 to 1,500 sq. ft for light industrial 
/ office use built in two phases. In addition the Hammond Business Centre, 
located on an adjacent site has now come under the management of CBC. 
 
Research by CBC has concluded that there is sufficient demand to consider the 
development of a new Phase 3 on a site previously earmarked for future 
expansion of the centre. 
 
There is currently 100% occupancy within the phase 2 element  and 85-90% 
occupancy in phase 1 though turnover over companies moving into and out of 
the centre creates fluctuations in this figure. Occupancy is often at 100%. 
 
The Hammond Centre is 100% fully occupied as is the recently completed new 
development at Poole Road in Camp Hill Nuneaton where units are achieving a 
rental of £4.50 p.s.f. in an area traditionally forced to accept lower rents. 
 
Terms are positively attractive based on a 28 day licence which includes within 
the monthly costs, photocopying facilities, meeting rooms, heating and rates. 
The tenants are responsible for telecoms and electricity bills. 
 
Rents within CBC are in the region of £5.00 p.s.f.  
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There is no restriction on the length that occupants can stay although the 28 
day licence arrangement allows only one month’s notice to be given to exit. 
 
CBC are currently averaging around 10 enquiries per month for units. The last 
year has seen 7 of these enquiries converted which although in single figures 
the rate is very high for such a small centre. The conversion rate is therefore 
approximately 1 in 17 enquiries. 
 
The survey also raised notable aspects of the managed workshops which were 
most beneficial to occupants. These proved to be photocopiers, meeting rooms 
and refreshments machines. In addition facilities such as car parking, unit 
security and site security featured as the important service facilities. 
 
An interesting feature of the property needs element of the interview  was the 
difficulty the centre was having in letting units of 500 sq ft. This size appears to 
offer the start-up micro business too much area and an established micro 
business too small an area. The larger units within the centre have therefore 
been partitioned to provide <500 sq ft accommodation to suit.  
 
The number of enquiries from companies within the Information Technology 
Related sector has notably increased in the last 18 months as 
manufacturing/engineering related enquires have fallen away. There are now 
no engineering related companies within the centre. 
 

3.4 EXIT INTERVIEWS 
 
The ability to survey companies who have left an area is the most difficult 
aspect of property survey research. In many cases companies leave without 
any analysis being undertaken prior to their departure and no tracing is made of 
their new location. In other cases companies when questioned do not see the 
need to reply to questions that are no longer relevant to the operating of their 
business. 
 
The companies that do tend to be interviewed are those with more than local 
significance, usually larger and employing a number of local people. 
Information returned on these companies tend to suggest that larger premises 
or sites are always required.  
 
What is harder to monitor are those small expanding companies that have yet 
to achieve any significance but offer greater growth potential and employment 
growth opportunities. These are the companies which are looking for smaller 
units of a better quality than they can generally obtain and or services that 
would assist them in their growth.  
 
The property needs of these companies is often unseen but therein exists a 
vast potential of indigenous growth opportunities which need to be both 
recognised and supported. 
 
The existing economic development service has no recording mechanism to 
trace these companies exiting the area. Due to these difficulties we requested 
from the business organisations interviewed information relating to companies 
which have left the area in addition to our own company research. 
 
The findings are as follows: 
 



 

North Warwickshire Industrial and Commercial Buildings Study 17
   

 

Company Research 
 
Information was sought from known local businesses who have left the study 
area. No additional contact was made with these businesses. 
 
CBC figures suggest that not all businesses leave because they are expanding 
and require bigger premises. The CBC data shows that 31% of companies 
have a turnover of less than £10,000 p.a. These are micro businesses requiring 
cheap basic accommodation with support from the public sector. 
 
The data shows that just one fifth of companies have left the centre because of 
expansion needs. Other reasons given include the need to move to smaller 
accommodation or moves back into homes to lower costs. A number of others 
were ceasing to trade. This indicates that not all reasons for leaving are 
property related. 
 
Some specific reasons from companies are presented below. 
 
• Company A 

Based within the Station Road area of Coleshill Industrial Estate this 
manufacturing company. When questioned about the reasons for the move 
away from the area, the response was that they needed to expand and 
there were no available suitable buildings/sites. Coventry was a preferred 
area on the basis of property availability but also grant monies being made 
available via Coventry Centre for Investment. 

 
• Company B 

This company was a high tech design/manufacturing company based in 
the Holly Road Industrial Estate area of the Borough. They have moved to 
larger premises in the Nuneaton area with an expansion in product lines. In 
this case they required premises in excess of 50,000 sq ft but no suitable 
properties were available within the Borough.  

 
• Company C 

This company is a distribution company formerly located at Manor Road 
Industrial Estate. The company has vacated its premises and consolidated 
its West Midlands operations into a new facility outside of Warwickshire. 
The purpose of the move was not necessarily a North Warwickshire 
problem The company saw the strategic need to provide a state-of-the-art 
distribution facility on a single site – their North Warwickshire operation 
was not their only operation, their existing site not being suitable to provide 
for such new prestigious facilities. 

 
In general terms, other businesses which we are aware of that are in the 
process of considering moving are basing their decision on locating the right 
property rather than moving because of the area itself. 
 
Contact with a number of other agents in the area did raise the issue of ‘Image 
and Perception’. The general consensus of opinion was that the older 
perception of some of the Borough’s industrial stock was such that it was off-
putting to incoming companies and those within the area. As such these 
companies may move out of the Borough to more modern flexible 
accommodation where it can be provided with the equally good access they 
currently enjoy. 
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3.5 OVERVIEW 
 
Our telephone survey of local businesses has shown that  key local employers 
reflect the economic profiling as indicated in section 2. Borough companies are 
predominantly smaller, with 71% in the 1-10 employees size category. 
Manufacturing companies are statistically larger in nature. 
 
Three quarters of the businesses are in premises of less than 5,000 sq ft. Just 
8% are in premises over 10,000 sq ft. 
 
There is a relatively small proportion of existing employers, with expansion 
plans.  A third of those expecting to expand are in manufacturing, followed by 
services but there is no detailed breakdown available to ascertain which 
particular sub sector of services the expansions will be in. Transport and 
distribution accounted for less than 10% of those intending to expand.  
 
No companies within the financial intermediation sector intended to expand. 
 
Three quarters of those needing to expand who will need to relocate to achieve 
these plans, would like to remain in the Borough area. Just 10% would prefer 
not to remain within the Borough. 
 
All the consultations bore out that the major reason for not considering the 
Borough appears to be due to the lack of available or suitable premises. 
 
Choice of suitable premises is a primary factor in the consideration of 
alternative areas. Smaller premises are preferred. The survey has identified 
demand for office and industrial properties of less than 5,000 sq ft.  
 
Discussions with local business support organisations made particular 
reference to the need for business start up units and expansion units. There 
was also a particularly high level of support for managed workspace units in the 
study area which has been demonstrated by very high occupancy levels at 
Centenary Business Centre and elsewhere.  
 
A number of company exits were tracked down. The results of which indicated 
that most companies that have left the Borough area left because of the lack of 
available premises or premises suitable for their needs rather than because the 
area was perceived as being inferior or less desirable than other areas. 
 
This ties in with the WIP results which raises the issue whereby 80% of the 
inward investors requiring sites and/or premises which turned away from the 
Borough did so for property reasons.  
 
In addition the survey results showing that companies were prepared to 
relocate without expanding shows that there is an issue regarding their current 
suitability. 
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4 MARKET DEMAND 
______________________________________________________________ 
 
 
4.1 INTRODUCTION 
 

In this section of the report, we comment on the level and type of demand for 
industrial and commercial sites and premises within the North Warwickshire 
area. 
 
In short, demand comes from two sources.  The first is from the local market, 
i.e. companies already established or setting up business within the study area.  
The second is from inward investment through relocations from within the UK 
(including acquisitions, mergers, consolidation and joint ventures) and 
overseas foreign direct investment.  Both of these have the potential to 
generate significant additional demand for industrial and commercial land and 
premises. 
 

4.2 AVAILABLE DATA SOURCES 
 
Information on industrial and commercial enquiries is available from a variety of 
sources for the North Warwickshire area. However when relating this 
information to the local level the robustness of the analysis is weakened.  
 
We have examined the quantitative and qualitative information available from 
organisations such as North Warwickshire Borough Council, Warwickshire 
County Council, and Chesterton’s own resources.  
 

4.2.1 Inward Investment Market 
 
Contact was made with Warwickshire Investment Partnership based within the 
County Council, in order to analyse the sub regional inward market investment 
 
The Borough is an area that is proactively offered to inward investors, both 
foreign direct investment (FDI) and national mobile investment marketed by 
Warwickshire Investment Partnership which includes AWM and the Borough 
Council as partners. 
 
Interest in the area is largely generated due to the major sites on offer such as 
Hams Hall rather than the premises on offer to potential investors. The 
communications network is key factor in the area’s attractiveness to investors, 
however over the past year it is evident that despite these advantages the 
south of the county is still achieving greater demand.  
 
This is in part due to the image and perception of the area. The industrial 
legacy of the north of the County impacts on the ‘quality issue’ of those sites 
and premises on offer. As such first impressions of the Borough area despite its 
rural setting are less positive than those of the south of the County. 
 
Data analysis has been undertaken of the quarterly reports dating from October 
1999 to date as available. The analysis is as follows. 
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Origin of Enquiries 
 
Analysis shows that since October 1999 WIP has received 567 enquiries 26 of 
which have been generated from businesses within North Warwickshire 
Borough (5%). The lower share of enquiries passed on to WIP is due in large 
part to the fact that North Warwickshire has a dedicated officer to fulfil this role 
limiting the need to pass on all enquiries. Only Rugby Borough has a lower 
generation of enquiries to WIP. 
 
Of the overseas enquiries the USA/Canada consistently represent the highest 
origin of enquiries. 
 
Preferred Destination of Enquiries 
 
Analysis was carried out of the enquiries where a preference was made for 
particular areas within Warwickshire. Warwick District was consistently the 
number one choice location. North Warwickshire Borough’s preference 
fluctuated but was generally a lesser preferred area being only 4th most 
preferred area out of the five district areas, but again this is due in part to the 
reduced numbers of enquiries forwarded on to WIP where there is clearly a 
preference for the Borough. 
 
Enquiries by Sector 
 
Analysis was made across the quarterly reports by sector. Analysis shows that 
manufacturing enquiries across the County have continued to rise throughout 
the year rising to 33% 
 
Distribution related enquiries have remained constant at around 22%. 
 
Managed workspace enquiries retain a lower share of the total but this has 
remained constant at around 5%. 
 
Enquiries for office premises have continued to fall throughout the year, but still 
retain around 25% of the share of all enquiries. 
 
Enquiries for land have continued to fall sharply from around 10% by half to 5% 
of enquiries. 
 
Enquiries by Type 
 
Analysis has been carried out on the nature of enquiries whether they are for 
expansion, relocation or information etc. 
 
The highest demand by type of enquiry was from new start up companies who 
consistently shared between one third a half of total enquiries. 
 
This was followed by expansions which represented around 20% of enquiries. 
 
Successes 
 
Successes are those enquiries converted into moves into the area. There have 
been 32 successes out of the 567 enquiries representing a conversion rate of 
around 1 in 17 enquiries. This equates with the conversion rate of the 
Centenary Business Centre statistics. 
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4.2.2 North Warwickshire Enquiry Data 

 
North Warwickshire’s economic development section has provided enquiry data 
for the period from November 1999 to November 2000.  These are summarised 
in the following tables, which show details of property-specific enquiries rather 
than more general enquiries for business support and advice, etc.   
 
It should be stated that these enquiries are in the main ‘demand-led’, i.e. they 
are not the result of specific targeted marketing and promotional campaigns by 
the Borough Council.  
 
The analysis has considered the origin of enquiries, the nature of the enquiry, 
i.e. whether it is for offices, general industrial or warehousing etc. and size of 
premises requested. 
 
In addition analysis has been carried out of the property registers for the 
Borough to ascertain changes in demand for property type and size. This 
analysis is always subject to seasonal change but it will indicate a general 
trend in the take up of properties in the Borough.  
 
Over the 12-month period, there were 174 enquiries in total. This represents a 
more realistic view of the demand for the Borough compared to the lower 
figures studied earlier sourced through WIP. Of these, excluding the 
unknowns/general category, the majority (18%) are for manufacturing space.  A 
further 14% are for development land, 13% for offices, whilst 10% of enquiries 
were for a combination of offices and modern/high tech related space. Only 5% 
of enquiries were for distribution related enquiries. Although not part of this 
study retail enquiries were also recorded which accounted for 5% of all 
enquiries.  
 
Table 4.1 : ‘Local’ Enquiries (November 1999-November 2000) 
 

Use Category No. of Enquiries % of Total 
Manufacturing 32 18 

Land/Development 24 14 
Service 23 13 

High Tech / Office 18 10 
Retail 9 5 

Distribution 9 5 
Unknown/Other 59 34 

Total 174 99 
Source : North Warwickshire Borough Council 
 
The table below takes into account only those enquiries where a size of 
premises has been requested. Of the 61 enquiries where a preference was 
expressed a clear pattern has emerged where the B1 uses require smaller 
space needs, all being less than 5,000 sq ft but primarily within the 1,001 to 
5,000 sq ft bracket. 
 
The B2 class enquiries showed a more even demand for premises across each 
of the size brackets. 63% of the enquiries were for premises of less than 5,000 
sq ft. 
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Of the B8 enquiries smaller premises of less than 500 sq ft were substituted for 
larger premises of over 50,000 sq ft but overall the split was similar to B2 with 
63% of enquiries within the less than 5,000 sq ft bracket (but over 500 sq ft). 
Enquiries not falling into a clear use class were analysed. These were 
concentrated into the mid order of size categories concentrated within the 
1,001 – 10,000 sq ft size category. 
 

Table 4.2: Enquiries by size and use class 
 

 0-500 
sq ft 

% 500 –
1,000 
sq ft 

% 1,001-
5,000 
sq ft 

% 5,001-
10,000 
sq ft 

% 10,001-
50,000 
sq ft 

% 50,001
+ 

sq ft 

% Total   % 

B1 1 20 1 20 3 60 - - - - - - 5 8 
B2 1 5 4 21 7 37 3 16 3 16 1 5 19 31 
B8 - - 4 21 8 42 2 11 3 16 2 11 19 31 
Other - - 1 9 5 45 3 27 2 18 - - 11 18 
Land - - - - - - - - - - - - 7 11 

Total 241 44 116 21 88 16 35 6 11 2 2 1 61 99 
Source : North Warwickshire Borough Council 
 
Table 4.3: Enquiries by Region of Origin 
 

Use Category No. of Enquiries % of Total 
West Midlands 146 84 
East Midlands 8 5 

Other UK 19 11 
 Overseas 1 1 

Total 174 101 
Source : North Warwickshire Borough Council 
 
Clearly the enquiries for North Warwickshire are generated primarily from within 
the West Midlands with 4 out of five enquiries and primarily Birmingham 
influenced. 
 
Table 4.4: Enquiries by Origin 
 

Use Category No. of Enquiries % of Total 
Within Borough 36 21 
Warwickshire 18 10 

West Midlands 86 49 
Other UK 33 19 
 Overseas 1 1 

Total 174 100 
Source : North Warwickshire Borough Council 
 
Table 4.4 shows origin in relation to Borough and Warwickshire specific 
enquiries. A fifth of all enquiries were generated from within the Borough, 
therefore the Borough was attracting interest from 79% of its enquiries from 
elsewhere (Coleshill 25% and Atherstone 38%). Most are from within the West 
Midlands with Tamworth accounting for 35% and Birmingham/Solihull 30% of 
these. 
 
Property Register Take-Up 
 
Analysis has been carried out for both office and industrial/commercial 
premises taken from the North Warwickshire Commercial Guide from 
September 1999 to November 2000. 
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Offices supply has fallen over the analysis period by some 60% despite a 
summer season rise. 
 
By size category, there are no premises of 10,000 sq ft or above remaining. 
The two taken up account for 26,000 q ft of take up of 45,000 sq ft fall in 
figures. 
 
Premises under 2,500 sq ft have fallen by 63% and those between 2,500 and 
10,000 are down 61%. 
 
Industrial supply has fallen by 30% a fall of 156,961 sq ft over the analysis 
period despite a winter and summer seasonal rises. 
 
By size category small premises under 500 sq ft have remained constant, the 
501 – 1,000 sq ft supply has risen by 10% (only 100 sq ft substitution of 
premises). The 5,001 – 10,000 sq ft size category has also risen by 25% 
through the addition of 2 properties onto the register (7,000 sq ft). 
 
The principle take up has been within the 1,001 – 5,000 and 50,000+ sq ft 
categories down 48% and 40% respectively, though only one property has 
been taken up in the 50,000+ sq ft range. The 1,001 – 5,000 sq ft category has 
seen a fall of 44% on premises over the period. 
 

4.2.3 Chesterton’s Own Enquiry Database 
 

Further to North Warwickshire Borough Council’s enquiry analysis and that of 
WIP, we have also analysed Chesterton’s own enquiry system for this area. To 
complement the NWBC data this analysis has also reviewed the last twelve 
months of enquiries. 
 
In the first instance enquiries for the general Warwickshire area were 
examined, which centres on the M42 corridor. Using the same process carried 
out for the NWBC data, we looked at both industrial and office enquiries. This 
was also compared to the West Midlands Regional enquiries to identify any 
differences in the nature of demand requests for 

 
Offices 
 
There were 11 Office enquiries within this period for Warwickshire and 13 for 
the West Midlands as a whole indicating that the office premises enquiries were 
more general in their preference for geographic areas. 
 
Of those Warwickshire enquiries, 55% were service oriented, 18% for call 
centres 27% for High tech related uses. Just 1 of the enquiries were for 
premises of less than 5,000 sq ft. 
 
Approximately half of the enquiries were from overseas companies. 
 
Of the West Midlands data all but two were also within the Warwickshire 
enquiries therefore the overall analysis is very similar. The principal difference 
was breakdown by type where there was a larger percentage of call centres 
across the region rather than general services. 
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Industrial Premises 
 
There were 49 enquiries for the Warwickshire area and 86 enquiries for the 
West Midlands area.  
 
Enquiries were dominated by manufacturing and distribution with 39% and 27% 
of the total of the Warwickshire figures. This compares to 45% manufacturing 
and 37% distribution for the West Midlands figures. 
 
There were 2.5 times as many enquiries in percentage terms of high tech 
related enquiries within Warwickshire compared to the west Midlands. 
 
By size categories Warwickshire enquiries were dominated by enquiries for 
premises in excess of 10,0001 sq ft (74%). This compares to the West 
Midlands at 78%. Warwickshire did have a higher percentage of smaller 
enquiries within 501 – 5,000 sq ft than within the West Midlands however no 
enquiries were recorded for premises of less than 500 sq ft. This is in part due 
to the nature of the sector where larger premises are a requirement of the 
business and in part due to the client base of Chesterton which tends to 
request larger premises with a national focus.   
 

4.3 MPDS DATABASE COMPARISON 
 
The database was considered to review the property related factors such as 
demand for new sites and premises and additional site expansion. It was found 
that 44% of the companies on the MPDS database who stated a requirement to 
expand required new or additional premises within the Borough.  
 
A number of the remainder consisted of upgrading of existing premises and 
expansion of workforce rather than premises. 
 
Of those asked whether they required additional space just under half did not 
know whether they required any or not. Of the remaining responses half were 
for premises of less than 1,000 sq ft. 81% were for premises of less than 5,000 
sq ft. 
 
84% of those wishing to relocate wished to stay within the Borough which is 
marginally higher than the responses recorded within the telephone survey 
carried out in this study though these figures are diluted by ‘don’t know’ 
responses. 
 

4.4 COVENTRY & WARWICKSHIRE EMPLOYERS SURVEY RESULTS 
 
The 1999 and 2000 reports have been reviewed. Where reference has been 
made to employment or property needs these have been summarised below. 
 

4.4.1 C&W 1999 Report 
 
The 1999 report shows that of all the Districts within Warwickshire, North 
Warwickshire Borough has the clearest two tier market whereby property 
demand requirements are, in particular either between 1,000 – 4,999 sq ft or 
premises in excess of 20,000 sq ft. 
 
In addition, of those companies seeking expansion accommodation, the 
principal problem within the Borough was the lack of suitable accommodation 
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at a suitable cost. This was particularly apparent within the office market. It is 
often the case that an area offers an apparently abundant supply of 
accommodation. The ‘quality’ issue however is often disregarded therefore 
giving a false sense of availability. There will always be an inherent level of 
accommodation that will be unsuitable for the majority of companies who view. 
 
Within the Borough most company expansions were in the form of additional 
land and premises take up. This differs from some of the demand analysis 
which indicated lower numbers of enquiries for employment land compared to 
the need for premises. 
 
Where barriers to making changes to premises became an issue North 
Warwickshire was clearly one of the favoured Boroughs. 76% of respondents 
from within the Borough stated that the Borough was the District where most 
barriers were presented. This appears high but is compared to 100% in 
Nuneaton & Bedworth, 100% in Rugby, 89.5% in Coventry and 77.5% in 
Warwick. Only Stratford Upon Avon scored lower with 74.7%. 
 
The report highlighted that 27% of North Warwickshire respondents were 
planning to change their existing premises to alternative premises of the same 
size. This is nearly three times as many respondents than any other District. 
The implication of this issue is that companies are prepared to expend the 
monies necessary to move but are not expanding. This implies that they wish to 
move to more suitable accommodation. 
 

4.5 OVERVIEW 
 
At the national level the Borough is attracting interest by inward investors. This 
is largely due to the availability of quality sites such as Hams Hall. 
 
The focus of the current demand for employment creating opportunities is from 
the local market, with the majority of enquiries being generated locally for 
business and/or industrial space. The Borough is not however attracting its 
share of the enquiries being generated through WIP. 
 
Analysis of WIP enquiry data shows that manufacturing enquiries across the 
County have continued to rise throughout the year rising to 33%, Distribution 
related enquiries have remained constant at around 22% and managed 
workspace enquiries retain a lower share of the total but this has remained 
constant at around 5%. 
 
Enquiries for office premises have continued to fall throughout the year, but still 
retain around 25% of the share of all enquiries whilst enquiries for land have 
continued to fall sharply from around 10% by half to 5% of enquiries. 
 
New start up enterprises dominate the enquiries looking for new premises 
though conversion rates of enquiries to successes is much lower in the 
Borough than within the County. 
 
Our analysis shows that demand is consistently high for small premises of less 
than 5,000 sq ft, particularly premises of 1,000 sq ft or more.  
 
Actual take up of premises has been high over the analysis period particularly 
within the 1,000 – 5,000 sq ft size category. Offices take-up is very high but this 
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is relative as two large developments have been taken up reducing the overall 
total considerably.  
 
Chesterton’s own resources cater for the national market and identify a large 
demand for office accommodation for Warwickshire in relation to the West 
Midlands total, but given the national focus, companies tended to be larger than 
the companies identified within the surveys and therefore had larger property 
requirements which were not necessarily specific to the North Warwickshire 
area. It does indicate however that there is a two tier market in existence where 
there are opportunities to capture both small and larger employment creating 
opportunities. 
   
Coventry & Warwickshire Employers Survey results show that suitability of  
accommodation at the right price is a key problem within the Borough. 
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5     SKILLS ANALYSIS 
 
 
 
5.1 INTRODUCTION 

 
The brief requires that the study identifies current skills being employed and the 
skills that local residents have as part of the objectives. It was agreed that a 
residents skills survey would not be carried out on the basis of cost to obtain a 
sufficient sample size to both represent the Borough’s diverse urban/rural areas 
and the overall geographical spread of the Borough. 
 
The telephone survey of the businesses was divided into property needs and 
skills needs to provide input into this section. To replace the residents survey 
analysis has been carried out of the Chamber’s Employers Surveys both in 
1999 and the available draft figures following the 2000 survey. 
 
Where possible we have analysed the existing MPDS database to provide a 
base on which to compare the telephone survey and the records of previous 
surveys relating to skills needs as currently by the Borough Council. 
 

5.2 TELEPHONE BUSINESS SURVEY 
 
Approximately one thousand two hundred interviews were carried out with local 
employers throughout the North Warwickshire between November and 
December 2000.  
 
The main findings relating to the skills survey are set out below and a copy of 
the questionnaire is included in Appendix I within the main survey 
questionnaire.  The percentage figures in the tables may not add up to 100% 
due to rounding. Also in most cases the ‘not applicables’ have been removed 
from the figures but the ‘don’t knows’ have been retained as they indicate that 
businesses are, in some instances, unaware of opportunities that exist.  
 

5.2.1 Questionnaire Responses 
 
The following analysis is based on a return of 710 completed responses. 
 
Table 5.1 summarises the findings of question five regarding current skills. The 
table should not add up to 710 as respondents have given multiple responses 
where skills cross a number of areas. The table summarises the primary skills 
area where 10 or more respondents have stated that they have the related 
skills. 
 
The entry for warehousing skills includes supplementary skills stated such as 
HGV / Haulage skills and distribution skills. 
 
The percentage column is the total ‘yes’ response out of 710 respondents.
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Table 5.1: What area would you say was your main skills base (Q5)? 
 

 Number % 
Engineering Related 206 29 
General Office Skills 106 15 
Warehousing Related 84 12 
Information Technology Related 70 9 
Primary 66 9 
Sales  64 9 
Other services 41 6 
Building/Construction  21 3 
Leisure Services 20 3 
Finance Related 17 2 
 
Primary skills employed by companies within the Borough are at present within 
the engineering sector. This is followed by general office skills which primarily 
defines office administration skills. Distribution skills are third highest with 12% 
of all firms with such skills. 
 
Finance and business skills represented just 2% of the respondents. 
 
The responses to the breakdown of skills within firms asked in question 5a 
indicates a wide variety of patterns and percentages between each of the 
sectors and the stated skills. There are no clear patterns. Perhaps one of the 
more significant issues is the dependency on engineering skills within a 
number of the various sectors which shows a large proportion of companies 
with 50% or more of their staff with engineering skills. 
 
On the other hand there are relatively fewer companies in across the sectors 
with a large dependency on IT. Warehousing skills are spread evenly 
throughout the companies responding 
 
The above factors may make it particularly difficult within the Borough to 
consider the clustering of finance related or knowledge based industries where 
there is no natural indigenous growth or existing numbers around which to 
cluster. 
 
Table 5.2: In which of these areas, if any, would you say skills are lacking? (Q5b)? 
 
  Number % 
Engineering Related 48 7 
General Office Skills 32 5 
Information Technology Related 42 6 
Warehousing Related 51 7 
Foreign Language Skills 1 <1 
Customer Services 1 <1 
Sea Freights Ltd. 1 <1 
No other skills required 707 99 

 
Table 5.2 shows the breakdown of respondents where the believe they are 
lacking available skills in the area where those skills are required within the 
company. 
 
Less than 10% of the 710 companies who have responded state that they are 
lacking the above skills needs. The numbers are double counted as they total 
the number of response areas rather than the companies who have responded. 
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It may therefore be the case that certain respondents require skills in multiple 
areas rather than a large number of companies requiring skills. 
However, 99% of respondents added that they required no other skills.  
 
This has three implications: 
 
1  That the companies are not recruiting and therefore no skills 

shortages are apparent; 
2  Firms are recruiting but are not necessarily finding it hard to acquire 

the skills required; 
3 Firms are purely unaware of their own skills shortages due to the lack 

of training plans and staff appraisals. 
 
If the table was to be analysed, though it does not present sufficient responses 
to enable a robust analysis, it shows that engineering and warehousing skills 
are required the most followed by I.T. skills and general office management 
skills. 
 

5.2.2 Detailed Interviews - Skills  
 
Interviews held with Warwickshire Business Support Service suggested the 
following issues with regard to businesses responses where they have been 
approached by the Aftercare service. 
 
The companies stated that the ‘overall skills levels’ within North Warwickshire 
are more of an issue than the ‘individual sector skills’. In particular reference 
was made to ‘attitudes’ to work rather than skills. 
 
Large scale redundancies within the Coventry and Warwickshire area, such as, 
those from Rolls Royce have released a number of skilled technicians, 
technologists and craftsmen the majority of which have found alternative 
sources of work within the sub region plugging the skills gap experienced by 
companies in engineering and design related companies. 
 
In addition companies such as Lear, Key Plastics and Abbey Textiles closing 
within the sub region have released a number of semi and unskilled workers to 
operate administration, office management and textiles employment 
opportunities elsewhere. 
 

5.3 EXISTING MPDS DATABASE FINDINGS 
 
It was intended that use would be made of the original MPDS database findings 
compiled in 1998. It has unfortunately not been possible to extract a cross 
tabulation from the database that can effectively marry together skills 
requirements by sector. 
 
The analysis does however show that nearly half of firms provide no skills 
training to their employees. Of the remainder 46 of the 58% only provide job 
specific in-house training. It is not possible however to determine a detailed 
level of the nature of this in-house training. 
 

5.4 COVENTRY & WARWICKSHIRE EMPLOYERS SURVEY 2000 
 
As part of this study we have reviewed the tabulated findings from the C&W 
Employers Survey. 
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The report is not available in complete form so these findings stand alone in 
isolation of any published official findings. 
 
Where possible the analysis is centred on the findings related to North 
Warwickshire rather than a re-statement of the findings of the whole sub region. 
 
Training Plans 
 
A key issue within the 1999 survey but touched upon briefly is that of training 
plans. The survey found that of all the companies surveyed 66% had no 
training plan. The highest percentage of those respondents with training plans 
were within the 1,000-4,999 sq ft size category employing less than 10 people. 
 
Hard to Fill Vacancies 
 
Within the Borough hardest to fill vacancies were within the sales category 
followed by crafts and related occupations both of which were above the sub 
regional average. The appointment of managers and professionals scored 
approximately 3% and 6% respectively. In comparison to the adjacent Borough 
of Nuneaton & Bedworth, managers were the most problematic vacancy to fill 
will in excess of a 25% response. 
 
Skills required within hard to fill vacancies within the Borough were primarily job 
specific technical skills (40%) followed by verbal communication skills (10%) – 
again the identification of attitude and basic skills needs. Companies in 
existence for 2-5 years across the region experienced the most problems in 
recruiting these skills. 
 
In addition the unprompted survey results showed a need for flexible skills at 
28%. Only Coventry scored higher with 37.7%. These skills are essential in 
smaller enterprises where less persons must cover more work areas. 
Companies in existence for less than 2 years across the region experienced 
the most problems in recruiting these skills which ties in with the needs of 
newly formed small businesses. 
 
The C&W survey backs up the analysis of companies carried out as part of the 
aftercare service whereby the attitude, motivation and lack of basic ability 
scored 29%. The only factor to beat this were general lack of appropriate skills. 
This is reflected in the skills gaps (or lack of) identified within the survey. 
 
Future Vacancies 
 
This area of the survey considered the requirements of companies, by district, 
who anticipated recruiting in the next 12 months. 
 
24% of North Warwickshire companies surveyed stated that they will be 
recruiting in the next 12 months. This compares favourably with the other 
districts with just Rugby (29%) and Coventry (30%) stating higher recruitment 
probabilities. 
 
By SIC class classes D (Manufacturing 31%), F (Construction 28%), L (Public 
Admin and Defence 27%) G (Wholesale and Retail Trade 26%),  I (Transport 
Storage and Communications 24%) and H (Hotels and Restaurants 24%) 
showed the highest levels of possible recruitment.  
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The above list shows that there is no one sector dominating in recruitment 
plans. The issue to consider is the need for quality employment rather than 
diversified employment. 
 

5.5    OVERVIEW 
 
Existing skills were primarily engineering related followed by general office 
skills and warehousing related skills which equates with the earlier economic 
profile analysis. 
 
Finance and business skills represented just 2% of the respondents. 
 
Skills lacking within North Warwickshire were identified as engineering related. 
It is known throughout the West Midlands that engineering related skills such 
as skilled apprentices are in short supply. 
 
In addition warehousing related, Information technology related and general 
office skills were in most need. 
 
This must be put into overall context however as the number of respondents 
who actually stated a need for additional skills were was very low. In fact 99% 
of companies stated that they did not require any additional skills but the above 
would be the skills that they do  lack when required. This has two implications: 
 
1  That the companies are not recruiting and therefore no skills 

shortages are apparent, and 
2  Firms are recruiting but are not necessarily finding it hard to acquire 

the skills required. 
3 Firms are purely unaware of their own skills shortages due to the lack 

of training plans and staff appraisals. 
 
Again less than 10% of the respondents stated that they had experienced 
difficulties with the above skills areas. 
 
Consultations with business support agencies found that attitudes to business 
were a more considerable issue than technical skills. This finding was also 
borne out in the Coventry Warwickshire Employers Survey 2000. 
 
The Coventry Warwickshire Employers Survey 2000 also showed that few 
companies have training plans which may be a contributory factor to the issues 
of the lack of skills shortage identified earlier. 
 
The Coventry Warwickshire Employers Survey 2000 also showed that hard to 
fill vacancies were primarily job specific technical skills though there is a need 
across the sub region for flexible skills especially within Coventry and North 
Warwickshire. 
 
Most future vacancies to become available within the next 12 months are 
expected to be within Manufacturing 31%, Construction 28%, Public Admin and 
Defence 27%, Wholesale and Retail Trade 26%,  Transport Storage and 
Communications 24% and Hotels and Restaurants 24%.  
 
There is a quality issue regarding new employment opportunities rather than a 
clear need to diversify. It may be difficult for the Borough to ever truly compete 
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for finance and knowledge based skills given its close proximity to competing 
centres such as Birmingham and Solihull. 
 
This also affects the Borough’s ability to achieve clustering of businesses if 
there is no natural movement towards such clustering. 
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6     DEVELOPMENT PERSPECTIVE 
_____________________________________________________________ 
 
 
6.1 INTRODUCTION 
 

This section examines the nature of the North Warwickshire property market, 
recent trends in development activity and provides a commercial perspective 
on these.  It provides context for considering the issues and opportunities 
relating to the future demand for, and supply of, employment land and premises 
in the area.  

 
6.2 NATURE OF THE DEVELOPMENT MARKET 

 
The West Midlands property market has received a sustained level of growth 
and activity of recent months with both freehold and leasehold transactions 
continuing. The low cost of borrowing has raised the demand for freehold 
industrial premises which the West Midlands is, however, lacking in supply of. 
 
There is evidence of a two tier market prevailing between older existing stock 
and modern design and build premises however there is concern that there is a 
sever lack of good quality existing premises. The following commentary 
considers three elements of the market provision, the prime and secondary but 
also the existence of the refurbished and converted premises market. 
 

6.2.1 Offices - Market Commentary 
 

The office market in general can be categorised into three different sectors as 
follows:- 
 
• Prime 
• Secondary 
• Refurbished and Converted 
 
Within North Warwickshire there are no prime office Sectors. This is largely due 
to the image and perception of the area as the business community sees the 
Borough as a rural area rather than a city environment. 
 
There are a number of refurbished 1960’s and 1970’s secondary buildings 
within the Borough where lettings and rent reviews have been agreed in the 
region of £10.00 – 13.00 per sq ft. These are wholly represented within the 
Coleshill area, traditionally seen as a satellite area for Birmingham, due to its 
communication links. 
 
The third tier of the market is for older and refurbished buildings in older 
established locations where rents of between £2.50 - £5.00 per sq ft could only 
be achieved depending upon age, specification and availability of car parking.   
 
The yields table below reflects the risk and return for investments. The higher 
the risk of the development the higher the yield. In this respect the yield 
represents an expectation of return on investment – lower the yield the higher 
the return. 
 



 

North Warwickshire Industrial and Commercial Buildings Study 34
   

 

The following table provides a summary of the rent levels currently achievable 
within the Borough area for office uses and in Tamworth to identify a 
comparative prime area.  Available rents and yields will however obviously 
depend upon the strength of covenant, length of term negotiated and the 
particular location of each building.  
 
This table is intended to give a broad outline for the different types of 
accommodation within the area. 
 
Offices - Rent and Yields Table 

 
Age/Condition Typical Location Rent Levels  

(£ per sq ft pa) 
Yield 

Modern purpose built Junction 10 Tamworth £14.00 - £16.00 9% - 10% 
Secondary Coleshill £10.00 - £13.00 11% - 12% 
Old and unrefurbished Atherstone and Established 

industrial estates 
£2.50 - £5.00 13% - 15% 

 
 

6.2.2 Industrial - Market Commentary 
 
There is a well versed market perception that the Borough area is regarded as 
a distribution market area. Our research into the market perception of the area 
found that the Borough itself does not have clear identity. It is primarily seen as 
the M42 Corridor and in particular the is no distinction made between the 
Borough and Tamworth and secondly the Coleshill area.  
 
Prime locations for industrial and warehouse development within North 
Warwickshire principally consist of the more recently developed sites such as 
Hams Hall, Kingsbury Link and Highway Point. Birch Coppice (IM Properties) is 
considered to be a forthcoming prime location for specific 
warehousing/distribution needs.  
 
The area is still considered to be a competing region to that of Birmingham 
because of its close proximity but it lacks the products available to compete on 
a like for like basis. 
 
The majority of occupiers prefer modern single storey space reasonably well 
located for access to the M42 Motorway and to the immediate east of 
Birmingham City.  
 
The market trend in distribution is focussing on rail distribution opportunities. As 
such, premiums are being paid on development sites with long term rail head 
facilities/potential which is the reason for the higher rental levels on these sites. 
Hams Hall is a prime example of this situation where J Sainsbury’s have 
recently completed the purchase of 68 acres at Hams Hall at £400,000 per 
acre, a figure considered to be absolute premium throughout the West 
Midlands. 
 
As a pure industrial location however the area is, not unexpectedly competing 
with the likes of Solihull where sites are achieving £6.25 -£6.40 per sq ft and 
sites along the M6 such as Bromford Gate which is achieving £6.00 - £6.25 per 
sq ft. 
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Hams Hall - An established distribution location centred on the A446 and M6 
corridors.  Rents of £5.25 - £5.75 per sq ft. are being achieved.  The 
advantages this site offers with its existing rail head will ensure that distribution 
companies will be prepared to offer similar rental prices as perceived better 
quality operators. 

 
Highway Point – This site is located adjacent to the established Coleshill 
Industrial Estate and together they comprise a mixture of new build 
development and established older industrial units. In particular the location of 
the Jungle.com company has added to the diversification of industries in this 
location. Given its location on the A446 and immediate access to the M42 rents 
have been achieved at £5.25 - £5.75 per sq ft per annum.  
 
Kingsbury Link – A recently completed site this has been taken up by larger 
operators mixed within general industrial and distribution industries despite its 
close proximity to junction 10 of the M42 where recent developments have 
seen the expansion of the Relay Park and Cardinal Point office parks . Rents 
being achieved at Kingsbury Link are in the region of £5.00 - £5.25 per sq ft.   
 
Birch Coppice – Although not available this site has been included for a brief 
commentary on the basis of the product that it will offer. IM Properties are 
currently n the process of undertaking the reconstruction of a two mile rail head 
facility at a cost of £18m which is anticipated to be available within the next 24 
months. Given our earlier commentary on the rail head premiums being offered 
the site is likely to attract significant attention from within both new and 
established distribution companies looking to expand non-road distribution 
facilities. 
 
Holly Lane/Carlyon Road – This area forms the traditional industrial heartland 
of the Borough to the north of Atherstone town centre. The condition of the 
stock is typical of post war industrial estates with many units in poor states of 
repair and/or providing facilities for the perceived lower end of the industrial 
market. This is reflected in the rents that are achieved and the suitability of the 
area to attract the B1 – office/high tech light manufacturing companies wished 
for from within the public sector.  
 
Coleshill Manor – This new allocation located on the outskirts of Coleshill to 
the east of Birmingham at the former Coleshill Hall Hospital. The rural setting of 
the site and its planning restrictions to B1 uses will ensure that the site, 
dependent on the development deals arranged through St Modwens, attracts 
quality end users which can assist in raising the employment profile of the 
Borough. Easy access to the site may make it difficult to achieve local 
employment at the site however. 
 
The following table provides a summary of the rent levels currently achievable 
within the Borough area for industrial uses.  Available rents and yields will 
however obviously depend upon the strength of covenant, length of term 
negotiated and the particular location of each building.  
 
This table is intended to give a broad outline for the different types of 
accommodation within the area. 
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Industrial - Rent and Yields Table 
 

Age/Condition Location Rent Levels  
(£ per sq ft 
pa) 

Yield 

Modern  Hams Hall 40,000 sq ft £5.25 - £5.75 7% - 8% 
Mid range Coleshill  area 10,000 - 

40,000 sq ft  
£3.50 - £4.50 9% - 11% 

Older Traditional Industrial 
estates and smaller units 
<10,000 sq ft 

£2.50 - £3.00 12% - 15% 

 
 
6.3 RURAL BUILDING OPPORTUNITES 

 
We have considered the opportunities for the re-use of rural buildings within 
North Warwickshire. The comments cannot account for each and every building 
but address the general issues required to sustain this opportunity. 
 
The rural market is a niche market satisfying small scale ‘cottage industry’ 
uses. Single operators and small service businesses can operate out of such 
premises subject to planning, cost of conversion, availability of parking, 
services and rental return/achievable sales. 
 
There does not exist an identifiable niche market for the commercial re-use of 
such buildings within mainstream property requirements. This does not 
however preclude the re-use for managed workspace (publicly managed) 
opportunities and singular opportunities around the Borough. 
 

6.4 MARKET INTERVENTION 
 

There may be a need for public sector intervention to stimulate private sector 
investment within the Borough area, in order to meet unsatisfied market 
demand. 
 
Intervention in the property market is possible from a number of domestic or 
European sources taking advantage of European monies relating to property 
investment (i.e. ERDF), and intervention from English Partnerships/AWM. 
 
The Partnership Investment Programme (PIP) is the key programme and the 
chief means of AWM’s involvement in new development, homes, and jobs, 
working with a wide variety of partners and through a variety of funding 
mechanisms.  Potential projects in this vital area will always outstrip resources.  
It is therefore vital that: 
 
• investment is focused clearly and virtually exclusively within EP/AWM’s 

priority areas; 
• the investment programme is structured and prioritised rather than simply 

reacting to suggestions on an ad hoc basis. 
 
Given that funding through PIP (The Partnership Investment Programme – 
traditional ‘Gap Funding’) is now outlawed by the European Commission on the 
basis that it contravenes EU anti-competition laws, it is necessary that AWM 
and EP agree to undertake direct development until a suitable and legally 
acceptable alternative mechanism becomes available. 



 

North Warwickshire Industrial and Commercial Buildings Study 37
   

 

 
6.5 OVERVIEW 

 
The industrial development market in the Borough is weakened given the range 
and types of property that is on offer given that it is competing with markets 
such as Birmingham and Solihull. 

The economics of development have not encouraged speculative development 
activity within the study area.  Land and rental values are relatively low over 
most of the Borough area.  The effect of this is that development activity is 
concentrated to the west of the Borough.  
 
Businesses require modern premises that are flexible to cater for their 
individual requirements in order to relocate within the area and pay the rents 
and yields expected. 
 
The research and analysis has shown that there is a need for smaller 
workspace to cater for the nature of businesses located within the Borough and 
reflecting the high number of enquiries for start up enterprises area but also the 
larger premises to draw in businesses within the wider sub regional area. 
 
Partnership with the private sector will be required to overcome the 
disincentives seen by the development industry, such as the provision of rural 
opportunities. 
 
In particular partnerships between AWM, Borough and County Council and the 
private sector are essential to bring forward some of the less attractive, less 
flexible, less suitable premises within the Borough which are currently identified 
as stock but are unsuitable for modern businesses. 
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7  OVERVIEW  
_____________________________________________________________ 
 
7.1 OBJECTIVES 
 
 The key objectives of the study are, as follows:- 
 

• to establish the current property provision within the Borough and identify 
the gaps in types of provision; 

 
• to identify current skills being employed and the skills that local residents 

have; and 
 

• to assess the potential attractiveness of forthcoming sites to developers. 
 
This chapter provides a brief summary of the conclusions at each stage of the 
study and each of the preceding chapters. Around these objectives we agreed 
to undertake a demand and supply review in relation to the type of premises 
required. 
 
The property provision tasks included an update of the existing borough  
Business database. The sample of businesses also being used to form the 
basis of local skills and skills needs. 
 
Forthcoming sites are limited due to the Borough’s over supply of industrial 
land in relation to the County Structure Plan targets due to the number of 
brownfield windfall sites that have been successfully redeveloped.  
 
As such there is an issue which is considered in more detail in the following 
chapter with regard to the ability of the Borough Council to influence property 
provision and diversification of the economy given the lack of forthcoming 
opportunities on which to influence the outcome via the planning process. 
 

7.2 ECONOMIC BACKGROUND 
 
• Employment is spread across a number of sectors with key growth in 

public services and health sector; 
• There is less dependency on manufacturing within the borough than 

across the West Midlands but is considerably more dependent on 
warehousing/distribution and Transport and Communications sectors 
than the county, region and country; 

• Unemployment is lower in the borough than the county, region and UK 
averages though is impacting on the quality of the remaining available 
workforce; 

• The borough is characterised by high car ownership, above average 
social groups B & C though low numbers of social group A; and 

• Workplace profiles indicate high numbers of skilled workers though 
indications that they are working outside of the borough (possible out 
commuting). 
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7.3 CONCLUSIONS 
 
7.3.1 Demand  

 
• Demand is in two tiers. Smaller industrial/commercial companies 

(predominant in the borough) demanding smaller space in the region of 
1,000 to 5,000 sq ft. utilising it as office space. Overall office specific 
enquiries have continued to fall over the study period; 

• The highest number of enquires by sector were within the Manufacturing 
sector (33%). Distribution enquiries remain constant at one fifth of all 
enquiries; 

• Expansion were plans were seen within manufacturing and services but 
no plans to expand in the more preferred financial intermediation sector; 

• 80% of Inward Investors not considering the borough area  did so 
because of premises availability; 

• Clear demand for modern flexible space which is lacking within the 
borough; and 

• Demand exists for managed workspace aimed at micro and start up 
businesses let on short term licences/ leases supported by managed 
services. 

 
7.3.2 Supply 

 
• Office demand appears high. The supply has fallen by 60% over the 

study period. This partly due to the take up of particularly large premises 
reducing supply significantly and smaller companies taking smaller 
industrial/commercial space; 

• The supply of 1,000-5,000 sq ft office/industrial premises has fallen 
dramatically (44%) over the study period; 

• The supply of good quality land such as Hams Hall is a key driver for 
marketing the Borough as a prime location; 

• The supply of premises is misleading given that there will always be an 
inherent supply of very poor quality premises that will appear available 
though are unlikely to be taken up in their current condition; 

• Related to the above point premises availability/suitability has been a 
consistent issue amongst local businesses and inward investors.  

 
7.3.4 Development Market 

 
• The North Warwickshire market competes on a product  by product basis 

with the likes of Birmingham, Solihull and the south of County; 
• There is no prime office market but Hams Hall is demonstrating its full 

potential as a prime industrial site achieving maximum expected values 
within the region; 

• Coleshill is attracting the office market on behalf of the borough where 
the refurbished and secondary buildings are attracting such uses due to 
its proximity on the eastern fringe of Birmingham; 

• The market trend increasing the demand for rail head distribution facilities 
will make future sites such as Birch Coppice a prime distribution area, 
both from new investment and established operators already present in 
the borough; 

• The remainder of the industrial supply in the more traditional estates is 
providing premises for the perceived lower end of the market which is 
reflected in the rents and yields achievable in these locations; and 
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• Coleshill Manor will attract spin off benefit for office uses due to its 
location close to Coleshill and Birmingham. 

 
7.3.5 Exits from The Borough 

 
• The majority of companies exiting the borough researched as part of this 

study left or were in the process of leaving due to the lack of 
available/suitable premises; 

• There is evidence that companies were prepared to accept relocation 
costs for premises no larger indicating a lack of appropriate commercial 
accommodation to retain companies in the area; and 

• There is a perception that the borough’s available stock is older and less 
appropriate for modern needs. 

 
7.3.6 Skills 

 
• Overall the profiles indicate that the borough is characterised by an 

above average skills base; 
• The current low unemployment level is resulting in a reduction of the 

quality of the available labour pool; 
• The main skills base identified in the survey was in engineering related 

areas followed by office skills and warehousing related skills; 
• Finance and business skills represented a very small element of the 

sample with just 2%; 
• Skills lacking in the borough were either very specific or very non-specific 

such as a specific language need or alternatively a general office skills; 
• 90% of respondents stated no need for additional skills or difficulty in 

recruiting particular skills; and 
• Attitudes to business working and the work ethic is consistently referred 

to as the principle skills need in the borough over and above any 
technical skills gap. 

 
7.3.7 Issues 

 
It is evident that the Borough is dependent on manufacturing and distribution 
industries which mirrors the skills, premises and demand analysis carried out 
as part of the study. The gaps that exist relate to the implied needs of the 
residents and the implied need for diversification. 
 
All agencies and local authorities are competitively chasing knowledge based 
firms and the service sector in principle to shift away from manufacturing 
industries. The ability to sustain such a diversification depends on the ability to 
attract those firms in commercial terms i.e.  
 
1. are the sites available and suitable; and 
2. is the labour supply available to support the firm. 
 
In order to provide for the gaps the appropriate economic justification must 
therefore be in place i.e. 
 
1. modern, flexible accommodation; and 
2. service and office related skills.  
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Finally to link the objectives together the future provision of sites will be 
influenced by the catchment area for the available labour supply and also the 
existing accommodation and opportunities to improve upon this 
accommodation. 
 
Based on the findings of our work, we believe that there are a number of issues 
which need to be addressed as soon as possible to ensure that there is an 
adequate provision of readily available and commercially attractive employment 
opportunities and property in Borough to meet the needs of existing employers, 
new businesses and potential inward investors. 
 
This study has clarified the demand and supply issues. The following Forward 
Strategy places the conclusions into the context for the need for support 
investment and policies from the public sector agencies to assist in achieving 
economic development objectives. 
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8  FORWARD STRATEGY 
_____________________________________________________________ 
 
 
8.0 FORWARD STRATEGY 

 
Although not a specific element of the objectives of the study the following 
outline of a forward strategy places in to context the findings in relation to the 
objectives the Borough Council wishes to address. 
 

8.1 MESSAGES FOR FUTURE EMPLOYMENT NEEDS 
 
The demand within the Borough is for small and large markets. Primarily local 
companies require smaller space needs whereas inward investors are 
demanding larger premises close to Birmingham and the M42 corridor. 
 
The future economic development objective of diversifying the economy of the 
Borough is dampened by the dependency the Borough already has on 
manufacturing and distribution related sectors. The research identified that few 
companies have financial intermediation skills and no firms in this sector were 
identified as requiring premises or land for expansion. 
 
A clear outcome of the study has been the identification of the current lack of 
suitable accommodation in the Borough. This is affecting established firms from 
considering a longer term base in the Borough because of choice constraints 
and inward investment from creating new jobs in new industries.  
 
The address of this issue can assist in the provision of accommodation 
necessary to create the offer that potential service sector employers require. 
 
National and Regional governments and agencies are promoting ‘clusters’ of 
industries to protect existing firms and promote and establish the location of 
like firms in knowledge based sectors. 
 
Clusters 
 
Clusters theory however depends on the ability to create an economic 
justification for firms to be required to be a particular location. A public authority 
would have to overcome all the economic issues to force firms to locate in 
areas they wouldn’t otherwise have chosen. The creation of a cluster therefore 
is dependent on natural clustering to build upon through other policies. 
 
There is no evidence that a natural cluster of knowledge based industries 
exists within the Borough or is likely to expand to create a future cluster. 
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Employment Land Provision 
 
In addition to the cluster effect the Borough Council must consider the supply 
side opportunities within the planning system to provide sites for uses to 
diversify the economy. 
 
We have briefly considered the ability to influence uses of future development 
sites. There exists as referred to earlier only two principle sites, Birch Coppice 
and Coleshill Manor both of which offer very different products. 
 
The nature of the existing premises and landscape of Coleshill Manor requires 
that it be considered for B1 purposes. This site offers the best opportunity to 
increase the likelihood of attracting non-manufacturing and non-distribution 
related firms. The Borough Council is however dependent on the commercial 
agents to run with the offers they are presented with for potential users and 
uses. 
 
Use of Planning Policies 
 
Alternatively use of the ‘stick’ to restrict uses through planning restrictions can 
also be considered. 
 
With regard to influencing the uses within forthcoming development sites the 
Borough Council is unable to allocate major allocations and is relying on Birch 
Coppice and Coleshill Manor to diversify the economy and create future 
employment, both of which have already gained planning consent. It is difficult 
therefore for wholesale restrictions of uses to be applied now. 
 
Birch Coppice will undoubtedly be of significant interest to the distribution 
industry given its close proximity to the M42 junction 10 and the rail head 
facility being developed. The restrictions on developable area should be used 
to assist in the need to diversify where possible. 
 
Consideration will have to be given on older industrial areas for the opportunity 
of encouraging new uses by redeveloping and recycling the older industrial 
premises. 
 
The planning system should be used flexibly to accommodate the growth in 
niche businesses and higher value industries by providing or encouraging the 
supply of suitable, modern, flexible accommodation that can satisfy the sectors 
targeted within the economic development service. 
 

8.2 DEMAND ISSUES 
 
• Competition from Birmingham, Solihull and rest of region will remain 

strong. North Warwickshire does not have sufficient strength of demand 
to assume the ability to allocate sites for clusters. 

• Demand is also not strong enough to overcome the issues of 
redevelopment of redundant stock. The premises stock will remain 
secondary with resulting lower rents and yields which inhibit investors 
from redeveloping. 

• The demand from companies is for modern premises. 
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8.3 SUPPLY ISSUES 
 

• The accommodation stock for both offices and industrial sectors lacks 
flexibility and suitability for modern business needs.  

• Financial intermediation companies demand quality stock which is 
unavailable within the Borough. Where it is available and appropriate this 
is little available supply. 

• Birch Coppice is one singular allocation which is required to provide for 
the future employment needs of the Borough. Its ability to cater for all 
needs is questionable unless there is public pressure and/or incentives. 

• Older industrial estates currently offer the available stock. The Borough 
Council should consider the potential for redevelopment of these and new 
vacant sites to provide suitable flexible accommodation. 

• Local Authority owned land should be revisited to consider the potential 
for the release of small, high quality developments and / or the potential 
to provide small managed workshops in a joint venture with other public 
agencies. 

• The Borough has a substantial rural area. In sustainability terms provision 
of small, high quality employment accommodation in such areas should 
reduce some need to travel. We have identified that the is no one 
singular market demand for such premises but an ad hoc limited supply 
for one-off uses may be appropriate in some locations. 

 
8.4 INVESTMENT NEED 
 

• Investment in good quality accommodation will offer a product within the 
Borough that will attract new investment or safeguard the relocation of 
existing companies out of the Borough. 

• There is precedent in the County where the County Council in partnership 
with English Partnerships has provided small, high quality 
accommodation at a fair rent in previously undesirable areas which have 
subsequently been taken up and have encouraged further private sector 
demand in the immediate area. 

• The loss of the Partnership Investment Programme has hit EP\AWM’s 
ability to provide financial assistance for such projects. They have 
recently stated that a form of PIP funding will be available in Assisted 
Areas with a ceiling on the amount of assistance given can be provided in 
the short term in anticipation of a more suitable replacement. 

• Alternatively EP\AWM are able to operate a direct development 
Programme to provide clean sites which a developer can buy and 
redevelop. Strong lobbying would be required to pursue this option 
successfully given their budgetary constraints. 

 
8.5 SKILLS NEEDS 
 

• Collaboration with training providers and state led education providers 
should impress upon individuals the importance of basic skills. 
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APPENDIX I : TELEPHONE SURVEY QUESTIONNAIRE 
_____________________________________________________ 
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APPENDIX II : QUESTIONNAIRE REPORT 
_____________________________________________________ 
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