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Jones Lang LaSalle Limited 

Registered in England & Wales Number 1188567 

Registered Office  30 Warwick Street  London W1B 5NH  
 

25 March 2019 

 

 

FAO Tom Follows 

The Inglewood Investment Company Ltd 

T/A Inglewood Investments 

Gibson House 

Hurricane Close 

Stafford 

ST16 1GZ 

Jones Lang LaSalle Ltd 
45 Church Street  Birmingham B3 2RT 

+44 (0)121 643 6440 

 

 

jll.co.uk 

 

Our ref Insert JLL ref  

 

Dear Tom 

 

 

Market Report into land proposed for West Midlands Interchange 

 

 

Background 

 

JLL have been instructed to provide comment on Inglewood Investment’s land holding in context to the proposed 

West Midlands Interchange, a scheme being proposed by Four Ashes Limited – a consortium led by Kilbride 

Holdings in partnership with among others Grosvenor Group and Piers Monckton (majority landowner). 

 

The West Midlands Interchange is a proposed new Strategic Rail Freight Interchange (SRFI) to include 

approximately 800,000 sq m of rail served warehousing comprising of approximately 297 hectares of land within 

the South Staffordshire District Council and the wider Stafford County Council borders. 

 

The West Midlands Interchange proposals are being promoted as a Nationally Significant Infrastructure Project by 

Development Consent Order and associated Compulsory Purchase Order. 

 

 

Instructions 

 

Inglewood Investments own approximately 15% of the proposed land identified for the above scheme. JLL have 

been appointed to provide market information with regard to the following areas; 

 

• Estimated Rental Values (ERVs) of the proposed development indicated in the masterplan. In addition, 

provide considered views on likely lease terms and yields together with supporting evidence should 

these properties be developed and let. 

 

• Advice as to land values one could expect to achieve in the open market supported by market evidence. 

Any assumptions to also be clearly set out. 

 

• Comments on the overall scale of the proposed development with emphasis in addressing whether 

Inglewood’s land is wholly necessary to ensure the commercial viability of the proposed scheme. 
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Location 

 

The West Midlands Interchange comprises of some 297 hectares situated in the South Staffordshire area bounded 

by the A449 to the west and the A5 to the north where it meets the M6 at junction 12. 

 

 
 

 

The location has been identified as suitable for a SRFI as it provides access to the strategic road network with 

access to both the M54 (junction 2) and M6 (junction 12) being in close proximity, whilst it is intersected by the 

strategic rail freight network of the West Coast mainline. 
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Proposed Development 

 

 

 

 
 

The above masterplan shows the proposed development covering the West Midlands Interchange. Outlined in red 

is the land in Inglewood’s ownership where the following buildings are depicted; 

 

Unit 4040 – A 661,818 sq ft (61,485 sq m) cross dock facility (as drawn) 

 

Unit 5020 – A 586,902 sq ft (54,525 sq m) single side facility (as drawn) 

 

Institutional Specification 

 

Development of logistics / warehouse buildings often follow what we refer to as an institutional specification. This 

is a guideline of salient features which both occupiers and institutions alike seek when funding / acquiring / 

leasing buildings. In order to ensure the properties are universally appealing to occupiers allows the developers / 

investors to maximise the returns on such properties. For buildings of the scale of Unit 4040 and Unit 5020 these 

specifications would include; 

 

• Proposed eaves height of between 20-30m (reference to this is made in the West Midlands Interchange 

document 6.2; Description of building parameters.) 

• 5% office content as a % of the total Gross Internal Area 

• Min 50m yard depth (single sided) and 2 x 50m yard (cross docked) 
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• Ratio of 1:10,000 sq ft loading doors (Predominantly dock level doors) 

• Ratio of 1:1,000 sq ft car parking 

• Power supply in the order of 2-5+ MVA 

• In addition for new build an EPC rating of A and BREEAM “very good “ would be expected 

 

 

Market Conditions 

 

The industrial market in 2018 was very buoyant with strong take up equating to approximately 22.6 million sq ft 

which equates to the third highest take up on record and 28% up on the historical 10 year annual average (2009-

2018) 

 

 
 

The demand has been underpinned by the retail and logistics sectors which represent 74% of the take up whilst E 

commerce, a sector which is predicted to continue to grow, responsible for 27% of all Grade A logistics take up. 

This is those facilities dedicated to internet fulfilment. 
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In terms of Midlands region this accounted for roughly 50% of the total UK take up in 2018 and year on year 

represents a significant proportion of the total UK take up. 

 

 
 

 

We expect the industrial / logistics sector to continue to thrive in 2019 in spite of wider macro political events, 

namely Brexit, as the strength of E commerce should ensure demand is still strong and this is showing no signs of 

arresting. 

 

 

Proposed ERV 

 

With regard to the above buildings should they be constructed as drawn on the masterplan and assuming they 

would adhere to an institutional specification we would expect the buildings to achieve £6.25 psf  if they were 

available on the open market today. 

 

This would be on the assumption of a minimum 10 year lease but typically 15 year lease terms are sought. 

 

We would expect a tenant incentive package of approximately one month rent free per year term certain would be 

necessary in order to attract an occupier. 

 

Finally for the avoidance of doubt we have assumed the buildings would not be rail connected with regard to the 

figures we have provided. 
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Comparable Evidence 

 

Given the size of the proposed units @ West Midlands Interchange it is necessary to widen the geographic scope in 

order to source suitable comparable deals. This is a direct result of the lack of significant development sites 

capable of accommodating units in the order of 500,000 sq ft. 

 

Address Tenant Size Lease / Rent Comment 

Magna Park, 

Lutterworth 

Wayfair 1,000,000 sq ft 15 year lease @ £5.95 

psf 

Off market acquisition 

Similar scale to some of the 

proposed developments at 

West Midlands Interchange 

Hams Hall 

J9 M42 

JLR 414,000 sq ft 15 year lease @ £6.50 

psf  

Off market acquisition under 

NDA 

6MVA of power 

 

Midlands 

Logisitics Park, 

Corby 

Eddie Stobart 844,000 sq ft  20 year lease @ £5.25 

psf  

Built to Suit 

Forward funded by Tritax. 

East Midlands location 

therefore softer rents than 

prime. 

East Midlands 

Gateway, 

M1 / M42 

interchange 

XPO obo 

Nestle 

637,000 sq ft 15 year lease @ £6.65 

psf  

Built to suit 

Rail freight interchange 

Altitude 

Magna Park, 

Milton Keynes  

Amazon 574,258 sq ft 15 year lease @ £7.00 

psf 

Speculatively built 

21 m eaves 

Milton Keynes commands 

higher rents than Midlands 

 

Sheffield 615 

Shepcote Lane 

J34 M1 

Clipper 

Logistics obo 

Pretty Little 

Things 

614,497 sq ft 10 year lease @ £5.00 

psf 

Existing building 

Refurbished  

15m eaves 

3MVA 

 

 

Assumed Yield 

 

If the above properties were up and let we would expect them to achieve the following capital value should they 

be marketed as an investment. For the avoidance of doubt the following yields assume a covenant equivalent to a 

5A1 rating; 

 

Tenant Term Yield 

Assume 5A1  10 years 5.25% 

Assume 5A1 15 years 5% 

Assume 5A1 20 years 4.75% 

 

It should be noted that in the current political climate, specifically with regard to BREXIT, the effects have been 

more acute in the capital markets. Furthermore, given the overall scale of the properties and therefore the 

subsequent lot size, the market for buyers of this product is relatively thin. Both of these factors have a softening 

effect on yields in comparison to the comparable evidence listed in the below table. 
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Comparable Evidence 

 

Property / Size Tenant Term  Yield  Comment 

Fradley Park, 

Lichfield 

 

211,000 sq ft 

Annixter 20 years to expiry 4.45% Similar quality in 

terms of location. 

Smaller that subject 

properties 

Better market Q2 

2018. 

The Hub, 

Birmingham 

250,000 sqft 

Kitchencraft 15 years to expiry 4.63% Superior location 

Poorer covenant that 

assumed 5A1 

Better market Q2 

2018 

Hickling Road 

Cannock 

 

541,134 sq ft 

Unilever 9.67 years to expiry 5% Similar location 

Strong Covenant 

Reasonably historic 

as traded Dec 2017 

 

 

Land Values 

 

Should the subject property be available in the open market as development land we would expect there to be 

strong interest. There is a real dearth of available plots which can accommodate units of the scale being proposed 

at West Midlands Interchange and in the case of the subject land, units of 661,818 sq ft and 586,902 sq ft 

respectively. 

 

Land values very recently have spiralled due to the lack of available plots and in prime locations we have seen 

upto £1 million per acre paid for industrial land in the West Midlands. The Four Ashes location would not be 

considered a prime industrial location however given the scale of the opportunity together with its connectivity 

we would expect demand irrespective of the additional potential of the rail freight interchange. 

 

We would suggest with reference to the comparable evidence that if the development land of the subject property 

was placed on the open market it would reach in the order of £450,000 per acre. * This assumes that the land is 

free from onerous development costs and would have the necessary infrastructure in place (fully serviced plot) 

suitable for industrial uses. Furthermore this is on the basis of B8 planning uses. 

 

We would not apply a discount to the quantum of the land as whilst it could be argued that a reduction would be 

merited for the lot size in question, it could be equally argued that development plots which could house the scale 

of development in question could merit a premium, especially given the scarcity of their availability. This two 

arguments effectively have a contra effect and cancel each other out. 

 

*With regard to the value mentioned above clarification is required given the reference to the Four Ashes land in 

the comparable evidence table below which cites an achieved land value of £514,000 per acre. This was acquired 

by a very active developer who acquired the site from an existing developer with a view to speculatively build. As 

such we would need to discount this value to account for the additional “developer profit” they would have paid 

the vendor to not realise this profit should they have built a unit themselves. 
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Comparable Evidence 

 

Address Size Price £’000 per acre Comment 

Pantheon Park, 

Wednesfield 

11.5 acres £368,000 per acre Similar location to subject property 

Currently industrial units being 

speculatively developed. 

Four Ashes Park 

Wolverhampton 

24.5 acres £514,000 per acre Land sold with detailed planning consent 

for 448,000 sq ft with B1/ B2 / B8 consent 

Developer acquired from developer 

therefore additional developer profit likely 

to have been built into value. 

Exact same location as subject property 

Former USP site  

St Georges Way 

Nuneaton 

10.25 acres £978,000 per acre Prominent logistics site at Bermuda Park 

Prime location  

Currently being spec developed for 

230,000 sq ft 

Seven Stars Road 

Oldbury 

7 acres £400,000 per acre Black Country Location 

Currently being spec developed for 

120,000 sq ft 

Crewe Commercial 

Park 

24.9 acres £516,000 per acre Acquired by a developer from a developer  

Fully service site ready for immediate 

development with planning consent 
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Development Viability 

 

The Compulsory Purchase Order associated with the Development Consent Order effectively asserts that in order 

for the scheme to be commercially viable the proposed 8 million sq ft would be required.  

 

The following map illustrates the main strategic rail freight terminals currently in operation within the UK 

 

 
 

 

With reference to the map, the following table details the current warehouse / industrial provisions currently 

provided by the above aforementioned SRFI(s). 

 

SRFI  Location Planning allowance in terms of Sq Ft  

DIRFT Phase 1 – planning permission for circa 4 million sq ft 

Phase 2 – 2.26 million sq ft developed 

Phase 3 – planning permission for 7.8 million sq ft 

Hams Hall Planning permission granted in 1994 for C5.6 million sq ft 

(Additional 900,000 sq ft to be developed at Prologis Hams Hall) 

Birch Coppice Provides over 4 million sq ft over 3 phases 

Logistics Park East 

Midlands Gateway 

Planning permission for upto 6 million sq ft 

Iport Doncaster Planning permission for C 6 million sq ft 
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The following evidence in the table demonstrates that it is wholly possible to have a commercially viable SRFI 

where the total logistics / warehouse provision is less than 8 million sq ft. All of the above are commercially 

operational and only DIRFT exceeds 8 million sq ft. As such this demonstrates that 8 million sq ft of warehouse / 

logistic provision is certainly not a requirement for commercial viability. 

 

Planning Act 2008 

 

The above act covers current legislation with regard to (strategic) rail fright terminals. I have listed below the 

various criteria by which the act defines SRFI in Appendix 1, however of particular note would be that it states that 

such terminals need to be at least 60 hectares (148 acres) in size which equates to a site area of 6.447 million sq ft 

 

Most new developments of logistics / warehouse property adopt a site density of circa 40% in order to adhere to 

the institutional specification we referred to above. Adopting this percentage 40% of 6.447 million sq ft would give 

a total floorspace development potential of 2,578,800 sq ft.  

 

It would be fair to accept that there are benefits in increasing the critical mass from the minimum floorspace (by 

definition within the Act of 2,578,800 sq ft) to benefit from larger scale we do not believe that a SRFI has to be 8 

million sq ft in order to be commercially viable and as illustrated above there are plenty of operational cases 

which support this assertion.  

 

I hope that the above sufficiently covers the points you had queries upon however should you have any further 

questions or if you would like further detail on any of the points mentioned we would happily arrange to meet 

accordingly. 

 

Kind regards 

 

Yours sincerely 

 
Richard James-Moore 

Director 

Direct line 0121 214 9817 

Mobile  

richard.james-moore@eu.jll.com@eu.jll.com 

 

 

 

 

 

 

 

 

 

 

  

mailto:richard.james-moore@eu.jll.com@eu.jll.com
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Appendix 1 
 

The Planning Act 2008 : Rail freight interchanges 
(1) The construction of a rail freight interchange is within section 14(1)(l) only if 
(when constructed) each of the conditions in subsections (3) to (7) is expected 
to be met in relation to it. 
(2) The alteration of a rail freight interchange is within section 14(1)(l) only if— 
(a) following the alteration, each of the conditions in subsections (3)(a) and 
(4) to (7) is expected to be met in relation to it, and 
(b) the alteration is expected to have the effect specified in subsection (8). 
(3) The land on which the rail freight interchange is situated must— 
(a) be in England, and 
(b) be at least 60 hectares in area. 
(4) The rail freight interchange must be capable of handling— 
(a) consignments of goods from more than one consignor and to more than 
one consignee, and 
(b) at least 4 goods trains per day. 
(5) The rail freight interchange must be part of the railway network in England. 
(6) The rail freight interchange must include warehouses to which goods can be 
delivered from the railway network in England either directly or by means of 
another form of transport. 
(7) The rail freight interchange must not be part of a military establishment. 
(8) The effect referred to in subsection (2)(b) is to increase by at least 60 hectares 
the area of the land on which the rail freight interchange is situated. 
(9) In this section— 
“goods train” means a train that (ignoring any locomotive) consists of 
items of rolling stock designed to carry goods; 
“military establishment” means an establishment intended for use for 
naval, military or air force purposes or for the purposes of the 
Department of the Secretary of State responsible for defence. 
(10) The following terms have the meanings given by section 83(1) of the Railways 
Act 1993— 
“network”; 
“rolling stock”; 
“train”. 
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