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Introduction

HB (South Caldecotte) Ltd has submitted a planning appeal following Milton Keynes's Council's
refusal of its outline planning application for the development of land at South Caldecotte, for
employment uses” comprising of warehousing and distribution (Class BE) floorspace (Including
mezzanine floors) with ancillary Bla office space, general industrial (Class B2) floorspace
{Including mezzanine floors) with ancillary Bla office space, a small stondalone affice (Class B1)
and small café { Class A3) to serve the development; car and HGV parking areas, with earthworks,
drainoge and attenuation features and other associated infrastructure, a new primary access off
Brickhill Street, alterations to Brickhill 5treet ond provision of Grid Road reserve to Brickhill Street”.

Burbage Realty Partners Ltd has been instructed by HE (South Caldecotie) Ltd to provide a concise
review of the market for large-scale logistics properties (units over 100,000 sq ft) with specific
reference to the potential of the subject site at South Caldecotte to meet market demand.

The report begins by outlining Burbage Realty’s credentials in the industrial and logistics market,
it then provides a short description of the site and an analysis of its location in terms of its ability
to fulfil 2 warehouse operator’'s requirement to service customers and provide an adeguate
supply of labour. The report then analyses demand for large-scale logistics properties within an
identified market area and the way in which a development on the site may contribute to meeting
market demand. It then considers alternative sources of supply in this area before presenting its
conclusions.

Burbage Realty Logistics Market Credentials

Burbage Realty was formed in 2003 as the first "logistics and industrial property consultants” in
the UK. The company’s innovative niche practice is recognised as the foremost real estate
consultancy in the national distribution sector.

Burbage Realty has secured numerous industry awards in recognition of its market expertise since
formation in 2003 including being the current UK Property Awards’ National Industrial Agency
Team of the Year.

Burbage Realty is instructed on some of the largest and most prestigious logistics sites in the UK,
including:

= Magna Park, Milton Keynes (M1 junction 13)

*  Prologis Park Marston Gate (M1 junction 13

*  Prologis Park Pineham (M1 junction 15a)

* Panattoni Park Northampton (M1 junction 16)

» Magna Park Lutterworth (M1 junction 20)

*» Segro Logistics Park East Midlands Gateway (M1 Junction 24)

Logistics & Industrial
Property Consultants
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Site Description

The subject site is broadly triangular and extends to approximately 56.8 hectares. It is bounded
to the East by the AS, to the West by Brickhill Street and to the North by the railway line. Known
as South Caldecotte, the site is situated within the Parish of Bow Brickhill immediately to the south
of Milton Keynes. Importantly, it is the only site in Milton Keynes and the Southern M1 market
that can accommeodate very large (850,000 sq ft +) distribution warehouses favored by national
and international companies.

The close proximity of Milton Keynes, Bletchley and Fenny Stratford provides workers with the
ability to reach the park by both bus, train, bicycle and car; all of which are important to potential
oCcupiers attracting and retaining staff. The site benefits from being adjacent to Bow Brickhill
railway station which will, with buses, provide employees with a means of getting to work by
public transport not available at the existing distribution parks in the town. Milton Keynes's
Redway cycle routes also connect into the Park via the V10 Redway oycle route.

Milton Keynes is the principal logistics location in the Southern M1 motorway cormidor. The town's
excellent road communications provide access to approximately 85% of the UK's working age
population within a 4% hour HGV drive time.

The site is strategically situated on the southern boundary of Milton Keynes, benefiting from
excellent access to both the M1 (Junctions 13 & 14) and the A5 trunk road. The AS now links
directly to the M1 motonway via the new Junction 11A and AS-M1 Link Road (Dunstable Northern
Bypass). The recent improvements to the AS have vastly improved access to the western side of
Milton Keynes, providing logistics occupiers with a valuable alternative north-south route
between the M1 and M& motorways.

This connectivity means that the site provides good access to the country’s major commercial
markets (e.g. London, Birmingham, Manchester and Liverpool), container ports {e.g. Felistowe,
Southampton, Tilbury, London Gateway and Liverpoaol), and international air and rail terminals.

The investment decisions of Mational Distribution Centre (NDC) and Regicnal Distribution Centre
{RDC) requirements are based on a number of key specific locational demand requiremenis, all of
which are intrinsic to the success of their operations:

Excellent praximity and connectivity to the motorway/trunk road network;

Maximisation of access to potential markets;

Minimisation of drive times to potential markets;

Availability and accessibility to an appropriate skilled workforce;

- Ability of a site to accommaodate the necessarily large footprint and building height
involved with units of this size; and

. Absence of neighbouring uses where conflict is likely to arise/restrictions may be placed

on business operations (e.g. adjacent residential use, which may result in conditions

limiting hours of deliveries).

The attractiveness of the site is further enhanced by its situation within a robust labour force. A
readily available labour force is a key consideration for logistics property operators. Labour
statistics were accumulated for the authorities of Milton Keynes (which includes the subject site
and neighbouring autharities of Bedford, Central Bedfordshire, and Luton. There is a total of

Logistics & Industrial
Property Consultants
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BurbageRealty

587,000 people of working age (16-64 ) within this area of which 17,200 are unemployed. The area
has a relatively low economically inactive population of 114,700, Of the economically inactive
20,000 [17.4%:) want a job. Reference can be made to Table 1 below for a further breakdown of
the labour statistics. The increase in unemployment levels due to Covid-19 is unknown but early
forecasts predict a significant rise.

Tahle 1: Regional Labour Statistics of Possible Labour Force for South Caldecotte Logistics Park

Total Number of

People Within "'::;"’;':f

Waorking Age (16- T
Milton Keynes 169,500 5,400 24,300 6,000
Bedford 105,400 3,500 21,700 4,700
Central Bedfordshire 176,700 3,500 32,700 5,900
Luton 135,400 4,800 36,000 3,400

Source: Momis, Offical Labour Market Statistics Jan — Dec 2019, downloaded 15 May 2020

4.0 Market Demand
Market Drivers

Occupier demand for large-scale logistics properties is driven by a number of key ‘sectors’ which
require these facilities for a variety of reasons. In particular —

*  Retailers require logistics facilities to replenish their stores but also to meet growing anling
sales;

*  Manufacturers require facilities to manage inbound materials and parts, work in progress
and for the storage and distribution of finished goods;

* Third party logistics contractors require these facilities to service contracts secured from
retailers, manufacturers, and other operators;

* ‘Wholesalers require these facilities primarily to service smaller retailers;

* Post and parcel operators require these facilities to meet expanding parcel volumes, which
is largely attributable to the growth in enline retail;

* Waste and recycling companies require facilities to process waste and recycing and this has
become more important over recent years due to requirements to reduce the amount of
waste sent to landfill.

In general, most demand for large-scale logistics buildings is concentrated along the major
motorway corridors and trunk roads which make up the Strategic Road Network (SRN). The SEN

Logistics & Industrial
Property Consultants
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BurbageRealty

comprises all trunk motorways and ‘A’ roads. In 2014, the SRN was 4_ 300 miles long, made up 2.4
percent of the total road length in England, but carried 327 percent of road traffic in England.
Both the AS and M1 form part of the SRN.

Market Demand

Prior to Covid-19, the logistics occupational market was in a robust state, characterised by
continued occupier demand set against a distinct lack of supply. MNational take up of Grade A
logistics warehouse space (units of more than 100,000 sq ft) in 2019 was approximately 242
miillion sq ft, which remains above the 10-year average. Specifically, 40% of all take up was
focused on the Midlands.

Take up of warehouse space in Q1 2020 was somewhat slower, largely due to the uncertain
political climate in G4 20159, However, 02 2020 showed signs of strong recovery, with a significant
number of existing buildings being leased on the M1 corridor and many retailers and third-party
logistics operators taking existing buildings and pre-lets. This demand was driven largely by two
factors, pent up demand and the rapid increase in online sales resulting from the Covid-19
Lockdown.

According to Colliers, take-up of logistics space over 100,000 sq ft in H1 2020 totalled 17.7 million
5q ft, 20% above the same period last year. This includes circa 1 million sq ft of take-up in March
of short-term lettings, including Tesco re-occupying around 600,000 sq ft at Fenny Lock Milton
Keynes to accommodate the increase in supermarket spending since the Covid-19
lockdown. Ovwerall, online retailers accounted for 64%: of take-up in Q2 2020 reflecting the rapid
increase of online sales which rose, during Q2 2020, to 32.8%: which is the highest level on record.

In the medium to longer term, a requirement for greater supply chain resilience and a potential
shortening of supply chains that are more reliant on UK suppliers is expected to lead to increased
demand for warehouse space to hold a greater inventory of just-in-time products. The lockdown
period has also increased households’ reliance on online deliveries, and this is likely to increase
e-commerce activity in the future, further underpinning the sector in the medium to longer term
through heightened demand for more warehouse space.

Owerall, whilst there remains wider market and economic uncertainty, the sector is continuing to
witness strong levels of demand from a range of occupiers for logistics space.

Sitting on the boundary of both the East Midlands and South East markets, the site is an ideal
location for occupiers looking to senvice local, South East, naticnal and international markets.

There continues to be a large number of market requirements that have yet to be satisfied
showing ongoing and strong demand within the M1 Corrider market around Milton Keynes, a
sample of some of the occupiers with current requirements (as of July 2020) in the market area
are shown below:-

Logistics & Industrial
Property Consultants
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(sq ft)

Famous department store looking to increase its online offering.

International online retailer needing to meet growing demand.

MHS Supply Contract.

High street clothing retailer looking to remain in the area.

Third party logistics operator looking to consolidate its warehouses.

Milton Keynes occupier looking to expand.

Document storage company.

Online food supplier loocking to expand.

Supermarket with an existing Milton Keynes facility looking for long
term warshouse solution.

Meadular homes manufacturer looking to open new facility.

MK based third party logistics company with new contracts.

International firm looking between ME & 5t Neots.

Third party logistics operator looking to open a distribution campus.

Car parts storage

MNew Zealand logistics company looking to open in the UK
Parcel distribution company

Chocolate manufacturer

Breakfast cereal manufacturer

BurbageRealty

300 - 400,000
400 - 600,000
250 - 350,000
300 — 500,000
600-700,000
200-400,000
250-300,000
200-300,000
300-500,000
500 — 700,000
500,000
750,000
600,000

il

4D0-600,000
200,000
300,000
300,000

300,000

It is important to note that since starting to promote this site there have been a number
of occupiers who could have moved to a warehouse at South Caldecotte but have taken
buildings elsewhers, or are in discussion on sites outside of Milton Keynes. In the last two
years these include:

4FX Has taken 335,000 sq ft in Leicester
Aldi Has bought land in Bedford to construct an 800,000 sq ft warehouse
Logistics & Industrial
Property Gonsultants
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BurbageRealty

+  Amazon Has taken 405,000 sq ft in Bedford and 532,000 sqg ft in Hinckley

= BSH Has taken 850,000 sq ft in Corby

*  BEM Has bought land in Bedford and constructed a 1 million sq ft warehouse
* Clipper Has taken 535,000 sq ft at DIRFT

* FEddie Stobart Has taken three units totalling 600,000 sq ft in Northampton

* FEuropa Has taken 500,000 sq ft in Corby

* Great Bear Has taken 334,000 sq ft in Banbury

* Makita Unable to find a site for 350,000 sq ft in Milton Keynes reviewing options
*  Wayfair Has taken 1,000,000 sq ftin Lutterworth

*  West Coast Moved from Milton Keynes to take 340,000 sq ft in Andover

5.0 Market Supply — Short Term

The strong level of take-up in the UK market over the past few years both from second-hand
Grade A stock and recently constructed speculative space had reduced availability across the UK
at the end of 2019 to a near record low of 6%. Confidence in the strong fundamentals of the
Industrial and logistics market has led to further speculative construction which had increased
availability to 8% but this only represents 13 months' supply of demand compared with the
average level of Grade A take up over the previous five years.

Dwring 2019, the East Midlands witnessed the second year in a row of record take-up and,
according to Savills, take-up totaled 9.57 million sq ft (units in excess of 100,000 sq ft), reflecting
an increase of 3.8% on 2018's figures. The East Midlands, followed by the South East, remained
the UK's most active region in terms of take-up and Savills estimated that just 0.93 years of supply
remained across the region at year end. There is still an appetite for speculative development,
but the tight supply of ready and available sites will restrict the ability to deliver these new
buildings exacerbating the supply constraints in the market.

With the letting in May 2020 of MK360 on Standing Way, Snelshall East to ME&S, and following the
letting of 186,000 =q ft Latitude unit at Magna Park Milton Keynes to SOSHC and the letting of the
575,000 =q ft Altitude wnit at Magna Park Milton Keynes to Amazon the only new large scale
logistics facility in Milton Keynes is the 220,000 sq ft building at Griffen Park on Yeoman's Drive
which is compromised due to hours of use and lighting restrictions relating to the close
proximity of houses to the building’s loading yard.

There is currently only one unit of over 300,000 sq ft under construction, this is the 312,000 sq ft
Magnitude building at Magna Park Milton Keynes, which will be ready from occupation
next month. Good levels of interest are being shown in the building.

In addition to the limited available supply of buildings, there is currently no land available for
large-scale (350,000 sq ft+) logistics buildings in Milton Keynes. Below we list the employment
site allocations in Milton Keynes which, on cursory inspection, would seem to offer numerous site
opportunities but once the characteristics of the individual sites are considerad then the true
dearth of availability is laid bare.

For the sites to be truly appealing to the logistics market they need to be well located for access

to the motorway and main trunk roads, ideally exceed 10 hectares in order to provide the scale
of the units required by the market and have suitable planning permission to appeal to the

Logistics & Industrial
Property Consultants
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BurbageRealty

logistics sector (i.e. have a B8 planning consent). In identifying the sites below both market
knowledge and information contained within the Milton Keynes Core Strategy document has
been utilised. The base date for the data is April 2013, therefore where we have adjusted this in
the table to reflect the position as at May 2020 (the sites below are also referred to in Table 6.1
of the Draft Plan).

Size

(hectares)

Construction has commenced on the
final plot at Magna Park with a 312 700
sq ft and 28,000 sq ft speculative unit
due to be completed later this year.

Magna Park 10 B2/B8

Completely developed and occupied by
Eagle Farm Morth 28 Bl(c) /B2/BE HE&M ina 750,000 sq ft warehouse and
Amazon in a 574,258 sq ft warehouse.

Largest site being promoted is 2.9 ha so

SIELEL LT Lo B1/B2/B8/C2/D1 too small for logistics developmenit.

Split into two employment areas
17 B1/B2/B8 creating smaller unit  development
opportunities.

Woestern Expansion
Area

Largest potential building circa 330,000
Pineham 109 B1/B2/B& sq ft as part of land lies in Floodzone 3.
See Note 1 below.

Walton ac B1/B2/B8 Site spIiF intu_ﬂ development areas two
are residential only a small amount
allocated for employment.

The site is too small for large scale
Waolverton Mill B2 B1/B2/B& logistics operations and is split up into
smaller sites.

The site is too small for large scale
Knowihill 74 B1/B2/B& logistics operations and is split into
smaller sites.

The site is not identified for BS uses,
Tower Gate 7.1 B1/C2/D1 and is too small for large scale logistics
operations.

Logistics & Industrial
Property Consultants
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BurbageRealty

Size

Fa—— Use Classes

The site is too small and too far West of
Bletchley

(Brickfields) 5.9 B1/B2/B& the Ml for large scale logistics
operations.
Currently looking to promote the
. employmenits sites for school uses, and
Kents Hill =2 B1/B2/B8 the site would be too small for large
scale logistics operations.
Linford Wood 51 Bl Identified for non B8 uses.
The site that is being promoted is too
Snelshall West 51 B1/B2/BB/C1 ep

small for large scale logistics.

The site is too small for large scale
logistics operations.

Broughton/Atterbury 48 B1/B2/BE/C2/D1

Being developed by DHL for a 240,000

snelshall East 7 B1/B2/BE sq ft building for its own occupation.

West Ashland 47 B1/B2/B8 ThE s_n:e is tuu small for large scale
logistics operations.

MNorthern Expansion The site is too small for large scale

31 B1/B2/BE
Area /82/ logistics operations.

The site is too small for large scale

Wolverton 26 B1/B2/B2 - _
logistics operations.
Cald e 5 B1/B8/C2 Thl? 5|_1:e is too s_mall for large scale
logistics operations.
Logistics & Industrial
Property Gonsultants
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Mount Farm

Redmoor

Waoburn Sands

Crowmnhill

Wymbush

Willen Lake

Fox Milne

Old Wolverton

Total

Sire

(hectares)

19

17

13

12

13

11

159.1

Use Classes

B1/B2/BS

B2/BS

Bl

B1/B8/C2

B1/B2/BS

Bl

B1/B2/BS

B2/BS

BurbageRealty

Comments

The site is too small for large scale
logistics operations.

The site is too small for large scale
logistics operations.

Mo BB consent.

The site is too small for large scale
logistics operations.

The site is too small for large scale
logistics operations.

Mo BE consent

The site is too small for large scale
logistics operations.

The site is too small for large scale
logistics operations.

Note 1 The MKDP aowned Pincham site listed in the table, which is located immediately adjacent
to the sewage tregtment warks at J14 of the M1, has o development brief which was adopted in
August 2016 and may therefore be brought forward for commercial development. Although the
site is shown as 10.9 hectores a third of the site lies within flood risk zanes 2 and 3, where
development will nat, according to the development brief, be permitted. If the site were brought
forward far a single B8 building, then it loaks likely that the largest building it cowld accommadate

wauld be a circa 300 - 330,000 sq ft.
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6.0 Market Supply — Longer Term

Milton Keynes East is identified in the Local Plan as the main site that could provide longer term
employment land within the town. This could provide 105 hectares of employment land
immediately due south of Newport Pagnell and is likely to include an element of distribution
warehousing.

The Local Plan envisages delivery of this once the infrastructure has been established and wider
road network has been improved. A planning application for the development of two warehouses
on 19.30 hectares within part of the Milton Keynes East Strategic Urban Extension area was
refused planning permission in June 2020 on five grounds, the main ones being that the
application was premature because of the lack of infrastructure and highway improvement works
being needed. Given the extent of the infrastructure works needed it looks unlikely that
employment land will be developed in Milton Keynes East SUE for a number of years.

7.0 Conclusions

South Caldecotte is identified as a Strategic Employment Site in Plan:ME and is an ideal location
1o service a wide range of logistics and warehouse reguirements. its prominent location, within
the M1 corrider and immediately adjacent to the AS5, provides occupiers with exceptional
connectivity to the country’s major commercial markets, container ports, intarnational air and rail
terminals, this accessibility to the strategic road network is key.

Market demand for large-scale logistics buildings has continued to grow in recent years, reflecting
an improved economy and the growth of online retailers. With the completion of development
at Eagle Farm Morth, coupled with the speculative construction on the final plot at Magna Park,
Milton Keynes currently has no land to accommaodate very large-scale logistics fadilities in the next
few years.

In assessing the unsatisfied occupier demand, the increasing demand from the distribution sector
and the attractiveness of Milton Keynes as a location, the current land supply position leaves
Milton Keynes unable to benefit from the long-term economic advantages these occupiers would
bring. Since the H&M deal at Eagle Farm, if you were to look at the availability of land with all the
appropriate key attributes able to accommodate occupiers looking for distribution facilitates in
excess of 500,000 sq ft, of which there are a number in the market, there is no such site in Milton
Eeynes that could satisfy these requirements whereas South Caldecotte could accommodate
many.

The site at South Caldecotte is centrally located and has the key attributes necessary for a key
distribution park. The supply of large-scale logistics properties and land capable of
accommodating them is limited and unable to meet the growing demand in the short to medium
term. The site is well positioned to meet the growing demand for large-scale logistics properties.

Burbage Realty Partners Ltd
Juby 2020
i,

Logistics & Industrial
Property Consultants
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2. Appendix B: Hampton Brook Corporate
brochure (extracts)

HamptonBrook

Creative Development & Investment

Appendices HB 1/3 Page 14 "0/' NICOL ECONOMICS
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‘Hampton Brook has been built on the firm belief
that the client’s building should be to their exact
requirements and not that of the developer.”

Pinnacle, Central Milton Keynes

HamptonBrook

® Hampton Brook is a privately owned property development
and investment company focusing predominantly on the East
Midlands and South East. Established in 1996, Hampton Brook
is celebrating over 20 years in business

® Hampton Brook believes in working in partnership with
occupiers, land owners and investors to maximise the
outcome for all parties

® Hampton Brook have procured some of the most prestigious
commercial developments across the region

® We pride ourselves in our local knowledge and professional
expertise which allows us to deliver a wide ranging product
from institutional to bespoke and reflects our ability to deliver
for a range of building owners

® Hampton Brook are committed to sustainable development

® Excellent track record with over 6 million sq.ft. of bespoke
commercial space delivered, with over 4 million sq.ft. in the
pipeline

® Strategic Land portfolio of over 750 acres being brought
through the planning system

Appendices HB 1/3 Page 15 ‘r»/' NICOL ECONOMICS
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Panattoni Park, Jn 16 of M1,
Northamptonshire
Industrial & Logistics Park

® Strategic land promotion of a 120 acre site at the largely
underdeveloped Junction 16 of the M1 Motorway in
Northampton

Hampton Brook negotiated the land drawdown with multiple
land owners

Hampton Brook assembled, promoted and delivered an
outline planning consent of 1.7m sq.ft. for warehouse and
industrial use on a previously unallocated site

The land assembled by Hampton Brook enabled the scheme
to be constructed by Centerbridge & Panattoni, who are
delivering buildings of between 100,000 sq.ft. and 800,000
sq.ft.

(A afsloo

NORTHAMPTON 93 348

NORTHAMPTONZ260

=
7

Panattoni Park, Junction 16 of M1, Northamptonshire
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Brioche Pasquier, Milton Keynes
Bespoke Manufacturing Warehouse HQ

@ Hampton Brook worked in partnership with Brioche Pasquier
to develop their bespoke UK headquarters manufacturing
facility totalling 250,000 sq.ft. with 160,000 sq.ft. in Phase 1

Hampton Brook acquired the former Alps Electronic facility
which required regeneration and brought it forward through
the planning process to obtain a new outline planning
consent for B1, B2 and B8 use. This enabled infrastructure to
be advanced to ensure Brioche Pasquier's timescales
were met

In addition to the development of the building, Hampton
Brook undertook a comprehensive fit out programme on
behalf of Brioche Pasquier

Working in partnership with the local Council, UK Trade and
Industry and together with our flexible approach to meet the
occupier's bespoke needs, ensured that Brioche Pasquier
chose Milton Keynes for its first UK Manufacturing facility,
providing further inward investment

i

I llll\l!
| F%'l"ﬁ"ulll
] i

AMuatnin

1
H
H
H

I
4]
:
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Magnetic Park, Desborough,
Northamptonshire
Business Park Development

Hampton Brook have developed 600,000 sq.ft. across the 56
acre business park in 6 buildings over the past few years

The site was anchored by a lease to Great Bear for a unit of
473,000 sq.ft. which delivered the infrastructure to enable the
subsequent development of the rest of the business park

Further freehold bespoke premises have been delivered for
Okay Engineering, Jacaranda Carpets, Dunkelman Shoes and
Partridge Print in various buildings of between 20,000 sq.ft.
and 40,000 sq.ft.

Land at the front of the scheme was sold to BP / M&S for a fuel
station

PARTRIDGES OKAY ENGINEERING

Magnetic Park, Desborough, Northamptonshire
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Reiser - Milton Keynes

“We were delighted to work with Hampton Brook to provide ouwr much needed
expansion space within Milton Keynes. As part of the build process, Hampton Brook
undertook a8 complex fit-out package to include machine testing and customer
demonstration areas, which was 3 key drver behind our reasons to relocate,
Hampton Brook took on board the wnigue nature of our requests and delivered an
excellant building. ™

Richard Watson, Managing Director, Reiser

" belkin.

Belkin - Rushden, Northamptonshire

“After meeting a number of developers, Hampton Brook proved to be able to provide
3 building to our exact specification in the appropriate timescale. They were also able
to provide the necessary changes reguired wiich inevitably occur during
construction, on time and budget.”

Adrian Walters, Logistics Director, Belkin Components

Deloitte.

Deloitte LLP - Milton Keynes

“We welcome the opportunity to relocate to Central Milton Keynes and to take a
significant amount of space in this prestigious development. We look forward to our
continuing relationship with Hampton Brook for the delivery of first class facilities for
our people.”

Bob Warburton, Managing Partner, Finance & Legal

27

Pasqu

Brioche Pasquier UK Ltd - Milton Keynes

“Hampton Brook’s development expertise has allowed us to deliver this new
manufacturing facility in the UK. The new factory witl also enable us to become closer
to our customers and distributors within the UK. Brioche Pasquier will continue our
development in the UK through this new production site.”

Pascal Pasquier, CEO

“ Grear Bear

Great Bear - Desborough, Northamptonshire

"Hampton Brook's proactive and responsive attitude throughout the whole process
of development, facilitated our move into the new 476,000 sq.ft. warehouse on
budget and on time. This enabled a seamless transition of the storage distribution
service contract which was vital to our business.”

Colin McDavid, Great Bear Distribution

"

Trek Bicycle Corporation Ltd - Milton Keynes

“We have worked with Hampton Brook on the design of the new facility at Tilbrook
which incorporates indoor bike parking areas, and full shower and changing facilities
as over half of our staff are keen cycling commuters.”

Nigel Roberts, Director, Trek Bikes UK

Appendices HB 1/3
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Testimonials
VK

miliom keyes council

Milton Keynes Council - Milton Keynes

“Working in partnership with development companies such as Hampton Brook is
crucial in securing new investment into the city and bringing forward new sites and
premizes. This is a key example of the sort of work we do and it shows how working
together in partnership can give results.”

Pam Gosal, Head of Corporate Economic Development & Inward Investment

abaco

S ¥Y¥S5TE

Radstone Technology - Towcester, Northamptonshire
“Being the manufacturer of a cutting edge hi-tech product ouwr building had to be
designed by people who understood our product, and how it could be manufactured
now and in the future. Hampton Brook structured a team that were abie to fulfil our
brief.”

J. Pemin, Managing Director

6)

Broadband Buyer - Milion Keynes

“We are delighted to have secured this high quality headquarters warshowse and
office; working with Hampton Brook has allowed us to protect the future snd growth
of the company within Mitton Keynes.”

Oliver Essame, Managing Director, Broadband Buyer

broadbond
buper.co.uk

ENTONS

Dentons - Milton Keynes

“We're deiighted to be working in partnership with Hampton Brook. The Pinnacle is
an ideal choice for us, providing a prestigious location for the firm and excellent
facilities for our staff.”

David Risbridger, Managing Partner, Denton Wilde Sapte LLP

<HanNKooK

Hankook Tyres - Daventry, Northamptonshire

"Hampton Brook is committed to understanding the needs of each and every client,
to ensure the right product is developed on time every time. There is a firm
commitment to a partnership approach by all parties’ involved ensuring maximum
performance and satisfaction for all.”

R.Page. M g Director, Hankook Tyre UK Ltd

morgana

Morgana Systems - Milton Keynes

"We selected Harmpton Brook to be our preferred development partner because of
their successful track record in providing properties to occupier’s specific
requirements, delivered on time and to the highest quatity and value, with our new
45,000 sq.ft. bespoke facility we have been able to incorporate our showroom,
offices, R and D, warehousing and workshop under one roof. This was a wital
requirement for us to accelerate our product development programme and maintain
ouwr international reputation as leaders and innovators in the emerging digital print
and document finishing solutions market. The new premises are an excellent base
to allow Morgana to grow and prosper in the future.”

Bob Legrove, Finance Manager, Morgana Systems Ltd
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3. Appendix C1: Savills Big Shed Briefing, January
2020

UK Logistics - January 2020

woier Big shed briefing
SPOTLIGHT .
ety savills

IM Properties Marcia Park where Jaguar Land Rovar has
a2.94m sq 1t ca;r'\eus’-'tho largest single occupier deal in UK history
- - ==

e

Take-up 31% above average e Vacancy stable at 6.65% e 6.56m sq ft development pipeline
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Richard Sullivan
Mational Head

of Industrial & Loglstics
020 7409 8125
rsullivan@savills.com

2019 take-up above
long term average

Nationwide overview

Take-up exceeds expectations and vacancy levels remains stable

T T

DIRFT 535 where Prolegls dellvered
the largest speculative unltof 2019

There have been plenty of economic and
political isswes with the potential to impact
adversely on the UK industrial and logitics
market in 307 bat the “stars™and ge neral
sentiment paintsa positive picture.

In the UK Brexit has dominated the
political debaste, somuch 50 that & general
election was called in December 29 Ina
Eurppean context economic growth in key
markers such s Germany hazstalled and
at a global level there remaing continued
uncertainty reganding future trading
arrangements between the USAand China

Aswe move into 2oz with a government
thiat hasa arong working majoriny we
expect that occupierswill be freed from
the shackles of uncertainty which may have
delayed investment decisions in recent years.
This could manifiest ivsel fin 3 number of
ways including mew entrans to the market,
mergers and acquisitions or simply business
investment tooptimise supply chains for an
omni channel retail environment.

Take-up

Despite the sforeme ntioned geopolitical
uncertainty it is pleasing o report that take-
up for unitsover 100,000 5q 1t has resched
34-20m 54 fi SCT0S5 136 56 parate ransactiong
both measures up o their long term averages
by 31% and 2.4% respectively.

Leling the pack geographically are the
East Midlands, the South East and Yorkshire
where new take-up records have been ser.

Interestingly by sie the marker rebalanced
somewhat in 2009 with les space rransacred
for umits over §o0,000 &4 ft, down 1. 65m &g ft
o 9. 84m s fir. This meant that the key driver
of demand came from units berween 100 -
200,000 5q ft which scoounted for 35% of all
the space ransacted.

Another positive trend in our take-up stats
wis the fiact that no one sector or oocupier
dominated, s hashappened in previous years.
Indesd,, 2008% largest cecupler Amazon only

seeounted for 1% ofthe marker thisyear.

Supply and Pipeline

Nationwide supply has risen by 3.90m sq fi
and now stands st 35 70m eq fi, refleatinga
vacancy rate of 6.65%. Given that we saw
#88m aq fi of speculative space achieve
practical completion in 2019 it is remarkable
that vacancy ineressed by just 10bps. We are
not forecasting any sharp rise in supply in
200 5 there b current by just 6.56m sq ft,
BcrodE 30 units, under constructon. However
given a generally more stable and positive
econamic outlook we may see some further
speculative development annou noement &
during the course of 2020,

Take-up pattarn of strong year/average year broken
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supply and vacancy broadly stable
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66 A record year of take-up with demand recorded
across all size ranges 9%

London and the South East

MNew take-up record set

Toby Green
Director,

South East

020 7409 9903
tgreen@savilis.com

Supply

Over the last 12 momths supply hasincreased
by 4.5% and nowstandsat £ 78m sqft,
compromising 30 separate units. Of the space
on the market 74% is now classified & grade
A, up fromjust £5% in 2ai5.

Take-up
Take-up totalled 7. 88m sqit for 2019, 2 o5
increase on 2008 and 2 565 increase shove the
long term average for the region and a rise of
660,000 54 ft on 2018 setting & new record
inthe process. In February Amason ook the
574,000 34 ft Alttude wnit from Gazeley,
which is the brgest deal fora speculatively
comstructed unit in 2019, The largest deal
howeverwas in Didoot where a dats centre
provider punchesed landto construct 2
o0,000 5 ft dets centre. Within the Mg
SEGRO signedithe largest leatehold BTS
since 2011 & Ocado signed for 2 new 304,358
5q ft fulfilme st centre in Purfleer.

However, des] volumes in 2015 have

Key statlstics

Take-up

7.88m sq ft T a1
Development
Pipeline 1.35m sq ft ¢ %
Quoting .
H— £775 T -
£20.00/sg ft -
Vacancy rate
5.00% | 5bps

Sounce Savills Reseanch

cemntred anund the smaller size bands 485%
of all deals being for units under 200,000 5q
ft. Thishas meam the aversge deal size in the
region hasfallen by 30% o 202 160 5q fi.
There is continwed oo upier demand
forgrade A space in the region as40% of
take-up hasbeen for BTS units. Good news
for developers however is thet 1. 78m s it
of speculstive space was taken in 2019, the
highest amoum since 20m0.

Development Pipeline

There are eight units wnder construction
wotlling L3emsq fi. The largest unit due
fordelivery in 2020 is Magnitude in Millon
Keynes whemn Gazeley are speculatively
developing 312,700 5 i, set 10 achieve
practical completion in Qg 2aza.

Of the eight unirs, three are within the Mazg
with the krger buildings being spresd scmss
the wider South East region, meaning that we
dio not current ly see any micmo market over

supply driven by speculative developmen .

Take up Mew annual record set

—ce — eI
G DT - -
m—cn-a0can Bl g v - B P

Source Savills Resaarch

Supply volatility driven by larger units
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4. Appendix C2: Colliers Industrial & Logistics
Viewpoint, March 2020

2020 | UK | o |
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NATIONAL MARKET

Economic outlook

The heightened economic wolatility that we have seen in
the wake of the Government’s Brexit negotiations and
planning in 2019 has placed an unprecedented strain
an UK supply chains. There are concerns that ecomomic
weakness could impact consumer spending. While the
latest OMS data shows a very strong labour market with
an unemployment rate of 3.8%, 04 2019 housshold
spending saw a negligible 01% gfq rise. Annual wage
growth in Decamber 2019 fopped 2.9% and with a
sluggish inflation at about 1.4%, this should support
consumer spending in 2020,

Market overview

Strong market fundamentals are expecied o drive

the industrial sector forward a5 oocupiers’ focus on
sirearmiining supply chains continues unabated. Based on
current market dynamics, total space under offer, and the
wider consumer and technologica landscape, we were
expecting 2020 to be a record year in termes of demand.
Howeyer, material downside risks associated with the
Cowid-19 virus may limit the oooupational upside over the
first half of the year.

2019 was aveny challenging year for business planning.
Political wncertainty and exchange rate volatility made it
extremaly difficult for businesses to commit to large capital
expenditures. Mevertheless, the sacior has been supported
by strong oocupational demand driven by oocupier neads o
future-proof supply chain operations. In this regand, take-up
figures for large distribution wanshouses (greater than
100,000 sq fi) topped 30m =q i, in line with the

fiva-yaar average.

The view from the expert

Mow that the political impasse around Brexit has been
rezobved following the Decamber 2019 election, the sector
can start to move forward. The big challenge facing the
logistics industry remains the low margins with retailers
and consumers. still expecting more for less. This is not
sustainable in the long-term.

The conundrum of low margins versus large investments.
required for new technaologies, mechanisation and
automation will continue to define who will be able to
future-proof their supply chain.

Appendices HB 1/3
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GOP growth in 2019 is expected to reach 1.3% (Owford
Economics), parily impacted by trade protectionism and
an associated rise in global uncertainty which caused

& deterioration in business investment. The economic
parformance in 2020 is forecast io moderate o 15%,
bafore picking up to 1.9% in 2021

It is worth mentioning that the impact of Covid-19,
commanly called Coronavines, is not yet visible in the
official data, but given Ching's position at the centre of
many global supply chains, a temporary negative impact
of some scale is likely.

Supply has increased and niow stands at around 36m sq
ft, but considering that 9.0m sq ft of new-build space was
completed in 2019, the market remains well- halanced in
terms of supphy and demand, with developers seamingly
unfazed by the curment economic itters. In this respact, our
reords show that 6.6m =q ft is either under construction
as of February 2020, or recently complated and availabla
1o let.

In termes of MSC] performance measuremants, the
industrial sector out-performed all other property asset
classes, partty driven by very strong rental growth in
Laondon and key South East Incations. The sactor has
enjoyed strong rental growth fior several years now

and consaguently, we expect this to modarate in 2020,
although logistics units located in densely populated areas
will reach above aversge returns.

We should expect to see consolidation in the UK based
freight forwarding and 3PL sactors, particularky
amongst SMEs.

CHRIS EVANS

Supply Chain Specialist
+45 TT 995872 30
chris.evansi@colliers.com
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Supply chain challenges

The sucress of a retailer’s online strategy is closely linkad robatics and the implemeniation of the 55 network

to the distribution sector and supply side functions. This will allow greatar control ower stock management and
explains the strong levels of take-up nationally for both turnaround times. Consequenty, the use of ‘big data’ and
lerge distribution warshouses and urban logistics space &5 increased digitisation will be the next battleground for
companies sesk 1o cope with increasing demand. supply chain operators and retailers as they look to exploi

synergies within their global business. The continuous
growth of ecommerce, coupled with moderate sconomic
growvth prospects, will force retailers fo continue to develop
thisir omnichannel strategy more efficienthy.

Colliers predicts that the next 10 years will ba
trensfiormational in the way that oocupiers use thair
indusirial space and infegrate technology. The usa of

Take-up by type of unit - Strong fundamentals continue to drive the sector forward
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LONDON &
THE SOUTH EAST

Occupier market

The London and South East merket had a strong year in 2019 with take-up for
distribartion warehouses larger than 100,000 =q fi reaching &.1m =q fi. This is 9% up
on 2018. When analysed within the national context, take-up in the wider South East
market (indluding London) accounted for 2 national shere of 21%, the second largest
share after the Midlands (45%).

A recurring theme over the past few years has been the lack of sites and limited
chaice cupiers to fulfil their requirements and based on the lates
is less than 10 months’ worth of supply in the wider London and South East market.
Consaquently, bath London and the South East out-performed other UK Iocations in
terms of rental growth, with the latest MSC] quarterly data for Q4 20019 showing an
annualized rental growth of 3.9% in bath markets.

‘Whila thera has been slight uptick in the development pipeline, svailsbility still remains
For more information very tight and occupiers, in some instances, are exploring 3 wider range of locations

. e to several factors, such &= rental growth, sbour availability and most importantly,
please contact: d It h | growth, | il d most i by
unit spacifications. Emerging locations along the A1, such &s Biggleswade,
AGENCY and M40, like Banbury end Bicester, have attracted interest from occupiers and
developers. Amongst some of the mast notable deals, Colliers advised Tritax

WIilliam Befiman Symmetry on the pre-lat of & new 661,000 =g ft purpose-built RDC &t Symmaetry Park
+44 TBAI 553 904 Biggle=swade. Upon practical completion, tergeted for 01 2021, Co-op will take & new

Wiliam Bellmandcrllers com 20-year lease. Furthermaore, the eleciric vehicles and components manufacturer,

Arrival Automative Ltd, took Unit 14, Link 9 in Bicester (120,599 =q ft). The unit was
lames Haestler let in December 2019, arcund eight months after practical compleation.

+44 7818 038 DI

James. heesleroillers.com

With regards 10 ectivity inside the M25, the capital continues to st
pocupiers. Some of the key deals include Amazon teking 180,000 t at Wembley 180,
whilst the food whotesaler, Wanis Lid, agreed terms on & freehal rnkey distribution
J— LT ) at SIEE;C 1.3'.k -'-!E'Thar"_.z'.: Ec;s.u:r.lz\.\'.' EEM'nry signad
44 TIO9 &84 BOT a pre-let of a 126,595 sq ft design and build unit at Enfiedd Distribution Park.

akhear allhalfoniliers oom

ct & wide range of

Looking forward, we expect this stromg demand, partialty driven by the growth of
ECommerce, o continue to put further pressure on rents. Due to the leck of available
sites, industrial investors will be increasingly assessing aliernative use investment
ooportunities, for a kong-term imdustrial play. This will potentially be facilitated as the
safion continwe to

Tim Harding

+44 TB&D 180 328 . . i
tim_harding@colliers.com change in consumer behaviour, advances in technology and urban
bring the industrial and retsil sectors closer together.

Georgia Firbhai
+44 T599 533 143
georgia pirbheidoolliers.com Investment

Ailish Dove e B I A g Tl Eoce of Ervl
44 T514 944081 Imvestor appetite for assets located in London and the South East of Emgland

i — continues wnabated as propeos, UK institutions and overseas funds remain atiracted
by reversionary investment opportunities and the long-term prospects that the markst
has been offering. As & result, provisional imvestment volumes reached almost £1bn
in London in 2019, up 43% year-on-yesr. On the other hand, volumes for the wider
South East market registered & 17% contraction, over the period, 1o £1.65n.

Jon Hamson

+44 T825 251894

Jobn. hamsondoollars com
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Appendix C3: The Future Of Global Real
Estate”, Savills, May 2020

¢ How Covid-19 will impact real estate ¢ Sustainable buildings
+ Global food security # Investing in the life science sector
* Could Hyperloops speed up the supply chain? ¢ Repurposing retail

savills

Issue 03. 2020

Impacts..:

1P P | NG
POINTS

How climate, politics, demographics and
technology are transforming real estate

+ Is construction ready for now methods and materiais? ¢ The economic impact of the US-China trade war
+ The role of real estate in tackling climate change ¢« New thinking In workplace design ¢ Buildings that
understand your preferences ¢ Water stress and development ¢ Global Investment strategies
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Manhattan, Mew York
during stay-at-home
measuras inAprll 2020

South Caldecotte, Economic Proof of Evidence FINAL HB1/3 APPENDICES

Impacts

savllls.com 7

Appendices HB 1/3

henwe decided on the theme
‘dpping points' for our zo20
Impacts programme 3t the end
of 2015, various wples were
digeussed: cimate change, demographics,
technolog yand many mone. What we
didn't know i3 that we wereabout to be
faced witha pandemic. Covid-1 changed
the way we work and live almost overndght
and iz likely to lave a long-term impact
on real estate A Black Swan event (or Grey
Rhvino for those who argue the warning
signs were visible) tipping point.
Theimpact Covidag willhave on the
global economy iz being fiercely debated.
Mozt forecasters agree that there will be
aglobal ecession deeper than the global
fimancial erisis (GFC) and manmy expect it
to be the deepestzince the Second Warld
War. The debate iz around te shape of
the recovery. Willthere be a V-shaped
rebound? Or i a U, L ar W shape maone
likely? We'ne even hearing discussions
about ‘a Nike swoosh-shaped' recovery.
As countries come outof their strict
lockdowns but soclal distancing is stil
encouraged, thelong-term impact of
Covid1g k& yet to beseen. Many believe
the vodd will emergeas a different place.
Here, we dizcuss the potential changes that
maybe seen across the different sectors.

1. OFFICES
Despite the success of home working,
offices stlll provide a vital role in
culture, community and connection
The Covid-1p pandemic has the potential o
become one of the biggest tipping polnts for
the future of offices, impacting corporate
location strategies, office design and
maragement a8 well 22 occupier practices.
Manycorporates have allowed flexible
working in some form for years. However,
thelarge proportion of employees warking
away from the office in the wake of Covid-1p
for an extended period maybe thecatalyst
for accelemting Alexible working patterns.
According to the Savills Global Sentiment
Survey of research heads in 31 countries
around the world, 84% of respondents
expected home working to somewhat

Page 29

increase, the remaining % expectitto
greailyincrease Over half expect the use
of video conferencing to greatly increase
afterthe pandemic

But the office will still playa vital rale.
Kartrina Kostic Samen, Head of Savills
EES Workplace Strategy & Deslgn saya:
“Waorkplace change was inevitable.
However, what we expected to evolve
over tme ramsformed almost overnight
in response to the pandemic. These
aeneptional elrumstances are akin to an
elastic band being stretched to s limiy
it willgo back but not completely.

“Itwill be down to businesses 1o
determine how this evolves but it must
bewith peopleatthe heart The moleof the
office long term ks vital o provide what we
crawve —culture, community and cormecton,
essential after the emotonal and physical
impactof the pandemic™

Weexpect toseea shifi towards diverse
location strategies and the emergence of
ahybrid meode] 3 combination of honse
working, local office hubs and a head office.
Thiz is an opportunity to lmprove long-
term employee wellbeing, organizational
rezilience, and sustainahility. A reduction
In the ervironmeental foot print may arise
from less travel, shorter supply chains
and sustainable bullding design, to name
afew examples.

If the home ks to become more Important
a8 a workplace, conzid eration will need to
be given to longer term work from home
policies. Cyber security and confidentality,
health and good ergonomics for 2 home
officewill al need 1o be managed.

Communication and policies will be
needed to develop ‘flexible peaple’ and not
just focus on flexible workplaces. In some
places, particularly the developing world,
slow home Internet conmections or
high-density households mean working
from home ks just not feasible.

An incresse inhome working lan't
theanly trend that could change office
space. Safery, hyglene and employes
wellbeingare in the spotlight. Regular
deep cleaning of the work premises has
become afundamental health and safery »
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8 REAL ESTATE SECTORS
~ Impact of Covid-19

consideration for businesses and is one

of the more visible ways inwhicha
company can demonstrate its commitment
to providing staff with a safe working
environment. Occuplersmaylook again
atbuilding ratings schemes such 25 LEED
and WELL thar are focused on creating
sustainmable spacesand delivering occupant
comfort, health and wellbeing,

Contactless design in buildings, for
example in appliances, lifts and doors, is
expected to increase accordingto 87%of
Savills research heads across the globe.

Some 63% expect occuplerdensity in
offices to decrease. This could see occupiers
taking the same amount, or potentially
more, office space as before the pandemic,
but using itdifferently.

Sarah Dreyer, Head of Research for
Savills US says: “Going forward, healthand
safety will come first. How this plays outin
office demand ks yet to be seenand B not
likelyto be clearuntil more effective virus
treatment and prevention measures are
awailable. At one end, those organisations
that have adapted well to having aremote
workforce could re-evaluate future in-office
funcrions and vltimately reduce office size
requirements. The netimpacton demand
will beaffected by changes to workplace
designand a possible reversalof high
occupancy densitiesand desk sharing

Companies may
diversity their
supply chains
across global
locations

o one of lower densities and more generous
circulation and collaboration areas”
Despite Savills researchers expecting
aslight fallinoccupier demand, theyare
less bearish on office investment acdviry.

IMPACT OF COVID-19 ON OFFICE
DEMAND AFTER PANDEMIC HAS PASSED

SHARE OFCOUNTRIES SURVEYED %

Investor demand
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Occupler demand
Source Saviis Resaarch
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Half expect no change due to Covid-19,
one-third forecast less activityand the
remainderexpect an increase. This reflects
the ongoing demand for real estate from
investors seeking long term secure income
streamsand the comparativelygood
returns the sectoroffers.

Flexible offices, in particular hot desks,
could be impacted by the focus on hygiene
intheshort term. Many flexible officesare
putting together plans for adjusting the
use of thelr space while the pandemicis
still ongoing, but weexpect these design
changes to be temporary.

Larger companies may find flexible space
does not suit them in the shorter term as
they preferto retain controlof the cleaning
procedures and density. However, long
term, companies of allsizes are expected
to focus on flexibility in terms of overall
costs and office space in particular, which
willlikely benefit flexible offices.

Jessica Alderson, Global Researcher,
Workthere, adds: “Ourdata, collected from
over 100 flexible offices, showed that 62% of
flexible office providers are optimistic about
the prospects for the sectorover the next
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“WE CAN EXPECT THE GROWTH il com |9
OF REGIONAL MANUFACTURING
HUBS SUCH AS MOROCCD
FOR WESTERN EURDPE,
AND MEXICO FOR THE USA”

IMPACT OF COVID-19 ON OCCUPIER DEMAND
AFTER PANMDEMIC HAS PASSED, BY SECTOR

SHARE OF COUNTRIES SURVEYEDY

Retall

Office

12months. In the short erm, ledble offices
will likely face challenges, with incressed
risk of contract cancelltons as companies
go into survival mode, albeitglobal contract
occupancy levels are still above 7o%."

2. LOGISTICS

We expect to see supply chaln
diversification and the growth

of reglonal manufacturing hubs
Thanks to the global growth in online reail,
logistics was a sectoralready in vogue.
The pandemic iz expected to acoderate
Itz ascerslon. Some online retallers,
particulady supermarkets, struggled to
keep pace with the surge in demand from
consumers during lockd owns, pushing
their supply netwarks to the limit.

With meore people than aver before
using online retall, the market s forecast o
deepen longer term. Furtherinvesment in
logistics space o service this demand and
ensure resilience against future surges of
demand will follow. Some §3% of country
reseanch headz expect to see some kind of
positive impact on occupler demand inthe
logistics sectoras a result of Covid-19.
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Logisticss
Industrial

Hotel

(zlobally, one of the most widely felt
impacts of the cuthreak ks in manfacturing
and the supply chain In2003, at the time
of SARS, Chinawas less integrated into
global supplychains and constituted
approvimately 4% of the wodd econonyy;
Itnow stands ar 6%, according to the IMF.

Domestic factory cosures and the
disrupton of sending everything from
car parts to dothing overseas effects
conpanies from Boston to Berlin,
Just-in-time inventories mean the
cushion for even the slightest diszruption
iz minimal, and thiz resulted in empty
warchouses and shelves, and consumers
urable to consume.

Companies may lookto diversify their
supply cdhains across several global locations
to insulate against possible future ineldents.
This is atrend that had already started
in Asia az mamfacturers tookadvantage
of lower-cost locations outside of China,
leading to greater investment in Vietram,
Cambodlaand Indla The trend was further
accelerated by the US-China trade war.

However, Chinadomimates glohal
e facturing, and we expect to see
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Healthcare Multifamily Co-living

Student Senlor  Residential
housing housing  (Individual’
end-user)

Sourca Savills Research

agradual, not immediate, shift Moving
operation: costs money. Increased
automaton may affsethigher labour costs,
bt it pequires huge capital investment.

Orthver factors must be taken into
consideration. Kevin Mofid, Head of Savilk
UK Loglstics and Industrial Research, says:
“By bringing aperations coserto their
home marketz, costs will likely increase.
Will the post Covid-19 consumer be
prepared to accept higher costs ata tine
when economic activity & set to be slower?
Mareover, the perception that nearsharing
increases the amount of inventory held in
wanehouses i not neces sarily rue. Shifting
more manufacturing to the bome mardet
may in fact weaken demand for logistics
as supply dains sharten.”

Im reality, we're likely to see future
Investment that would kave gone salely
to the lowest-cost destimation bespread
across many. In atrade-off between oost
and distance, nearshoring is ikely w
outpace ons horing. We can expect to see
the growth of regional manufac turing
hubs such 2z Maoroceo for western
Europe, and Mexico for the USA »
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10 REAL ESTATE SECTORS
Impact of Covid-19
IMPACT OF COVID-19 ON SUPPLY CHAINS AND 4. HOTELS
MANUFACTURING AFTER PANDEMIC HAS PASSED Hit hard In the short term, but the
80 | “Kay Graatlykicronze  Somewhaticresse| | longer-term fundamentals driving
No change Ml Somewhat decrasa Ml Groatly dacreass| | demand will stay unchanged
# 708 The hotel market was one of the hardest
& hitbythe Covid-19 pandemic interms of
u 60§ operational performance. International
i3 travel restrictions and national lockdowns
ﬁ 503 saw manyhotels close across the globe.
= %o Yet, thelong-term demand fundamentals
z ’ remain largelyunchanged. Marie Hickey,
8 30l Director, UK Commercial Research,
u Savills, says: “Once travel restrictions are
w 20§ lifted there will continue to be short-term
< challenges facing demand and operational
“ 10 recovery. However, the longer-term
fundamentak driving demand remain,
o with manycommentators forecasting

Supply chaln onshoring
(sourcing more suppliers
from the home market)

This could change the dynamics of
regional logistics networks. For example,
Morocco, easily accessible to western
Europebyferry, could readilyintegrate into
the existing logistics corridor that spans
the ports of southern Spain, the Iberian
Peninsulainto France. This, inturn, may
boost demand for logistics at strategic
entrypoints, suchas Algeciras, Valencia
and Barceloma.

3. RETAIL

Online retall will accelerate, but the
desire for physical retall will remain
Consumers were already booking for more
from their retail experience priarto the
pandemic. As Tom Whittington sets out
on page 46, We Can expecteven greater
consumer appetite for community and
convenience-based retail, andahigher
share of discretionary spendingonleisure
experiences rather than superfluous
purchases. This will have a further
knock-on effect 1o the way we shop and
the amount of retail s pace we need. More
repurposingand re-imagining of existing
retail space will follow.

While the rise of online retailis expected
toaccelerare, shopping ks a sensory
experience and the desire for physical
retailwill remain. Inemerging markets
in particular, shopping is arecreational
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Automation of
manufacturing

Lean Inventorles (‘just
In time’ production)

Sourca Savilis Rescarch

activityand ahallmark of the burgeoning
middle classes. Our researchers in India,
Indonesia and Thailand all cited 2 more
positive outlook for the sector once the
pandemic has passed.

These countries have among the
lowest e-<commerce penetration rates in
the world and forthe majority of consumers
physical retail is still the only retail.
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that hotel performance will be back at
pre-Covid19 levels by 2022."

For our research heads across the globe,
the expectations of travel patterns once
the pandemic has passed vary. Justover
halfbelieve personal domestic travel
willincrease, compared with 26% who
thinkirwil fall. However, 71% and 77%
expect personal intermational travel and
business travel to decrease respectively.

Business travelin many parts of the
world was notback at pre-GFC levels
when Covid-19 struck, some of which

Consumers sHill__
“walue the sensor
v experience oy
physical retall

-
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Appendix C4: Savills Big Shed Briefing, July
2020

UK Logistics - July 2020

Q

sporLiGHT Big shed briefing

Savills Research

savills

® e

P » >
Savills \acting on bahalf of NowCold, have acquired 25 acres of land In Corby * to construct the largest cold store in Ewo‘p’!t c.640,00053q ft
-—pfinun_nq-‘anmw V’

H1 take-up 66% above long-term average ® Vacancy stable at 6.58% ® 6.25m sq ft development pipeline
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UK logistics: Big shed briefing

-r @
.
Richard Sulllvan
Maticnal Head
of Industrial & Logistics

020 7409 B125
rsulliwan@savills.com

2020 Hl take-up
over the same period
for 2019

Nationwide overview

Strong performance during Covid-12 lockdown period

Pomattonl Park Nottingham: 550, 000
=q ft laszad to Amazon

k s exctraemdinany to think how much the workd has
wiﬂm“mw = the strt

Supply and Pipeline

&mﬂumdm:mhlimlyﬁw
8q) fit andd now stands at 36.0m 8q f, reflecting
mmfﬁ.ﬂ“ﬂzl&m-:ﬁhﬁl
in the amoung of BTS which has memt the lewl
of Grade A ’.‘)“j"‘l.“r*l'l."l:l'ﬂ h..'nqﬁ:ln
a fll of . Given the sconomic dimste, a key
metric to monitar will be the levels of second
I-ﬂll.“ij'uﬂlijcﬂ.lupittﬂlr-ﬂ:htﬂ-t
failure Whilst too earlyto drrer a definithe trend,
thelevelof supply forgrades B & Chas risen by 45
0 £im 5 e Tt s Eosly thae Grade A mupphy will
e todecine asjust o gmq frof speclatie
AT neemEhs weene e in i, the lowest lewl

El'l!lﬂ'j\:l'l;ﬂ'l!ﬂ:lﬂ i ying
-'Il"ilﬂ mhﬂwnnmmn
uii*nﬁmﬂigrmnidﬂil‘miqnlmt
the UK inchustrial and kogistics sectar is to curdaily
Tt el in st metal fooa enommic recavery.
oy the Fmit, initially @ feed the mtim and provide
frr =merial :mi:ﬂhnqzlihﬂl:’-ﬂa:ir_

shelves stocioa] Comes e have refied on all ather

A we comtinue i adapt i this new nonmal, some
interesting s atistics are emeTgingwith onfine sl
ner acarunting fr % of all read sals, up fom
2% o the start of the year. Conssquendy, bigistics
rulﬂirqbﬂuﬁtl'giuuﬂﬂlrmﬂ;m&md
im o half-year taleap figunes. This early boost o
armmhlﬂmnqht“mth:rﬁu:ﬁl
that there i 96l much hardship and dimptin ©
enchime 2 the cumry emerges from lockdeoam, Cur
mh-ﬂ;—tmﬁhwﬂ:ﬁqﬂum
hsckoom its et

Take-up
Given the global turmodl crested by Condd-g, it &
ru_'Hiebrq)atﬂuhlrtpﬁrHl A has
rencher 22 4 5 ft, this s thebest Hhperfmmance
everremad e andis 35% shawe 2009 and H5% above
the kmg-term average. Soatching thesurfaceof the
dcht, hiwener, shows that 5% of the tale-up s
been to Amamom and a further 0% of the taleap
has been for deuls where the lesie i £ less than
amemthsdoe o Covidrig

E i abo imperian oo menson. the 6.8m = ft
oo the hlrﬂ.pnhlﬂhrmﬁvlmd.ﬂ.lmmh
Ilm!:lmmﬂ'dniﬁ:tpp‘ﬁn:;lqhhﬂp.
Hatwithstanding this, if we were to indude those
unis & just dhadr Extpring, ke apwoik sillbe the
::u:nd.hqlntl-li:u’

smee thefi q-tu'n&r:d;

Take-up strongest H1 performance ever recordad

Sqft (rmilen)
z B

8

Gl EEGE POGT 0 ==Long temmH] memgs

Sourca Savils Rasaanch

Supply slight decline in Grade A availakility

g o 83
- - [] a [] W
1» I

ORERY R HEL TR

i: I
it
i H | i i 1
e e of e k.

Bowrce Savils Basaarch

savils.comy/rasearch
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Toby Green
Jirector
Soukh East

220 7409 9903

greenifsavills.com

&6 Hi 2020 take-up has been the best on record
reaching 4.56 million sq ft 57

London and the South East

Supply has fallen 20% from 2019 peak

da in Milton Kaynes whoro
Gazraley are dalivernng 31 o i
=

LY

Supply

Hi 2020 has seen strongtansactional activity
which has reduced supply to 4 69 millon sq fi
O 26 Separate units, 2 20% fall from the
peak of 589 million sq ft s=en at the end of
20319,

The qua ity balince ofthe supply continues
tor leam towands better quality units. OF the
space on the market, 71% is classified as
Grade A commred to jus 39% three years
agn. Smaller units make up the majority of
the svailable sock with 7% being within the
e C Ex- 2 0 000 w) it sime and. The lasgest
unit on the market is Panattoni Park Luton
346, providing 346,132 sq i of specubtively
developed warchouse space.

Hi has s=en a significont morease in
freshold demand for brge B8 sites for the Data
Centre and Film sectors removing I ndustrial
& Logistics sites from the figure development
pipeline.

Key statistics

Davalopmant

Guoting
Grada A Rent
Vacancy rata

3.96%

Tiew%
T6.2%
‘ 152msqft  nochange
E7 TS
£20.00/sq ft no change
T16bps

Source Zavils Basearch

Take-up

Hi 2wt take-upiotalled 456 millon sq ft, 2 74% increase
ahove the long-term Hi average for the region and 1%
ahove Hi 20151 The langest dea] wa s Amamon committing
toa 2 3million sq ft unit at Littkehnook in Kent.

Oooupier preference ontinoes to kean towards high
quality Grade A space acooumting for g% of all mke-up
Buid-to-suit space dominated acoounting for 67% of
space tranmcted, followed by speculatively developed
space at 1% with s=oond land Grade A space accounting
for just 8% The rema ming 10% consisted of sscond hand
Grade B space.

Hi 200 saw nine sepamte deals, an 1 5% decrease on
the Hi average. The deals werne spread over all size bands
with §5% mvolving units over oou0o0 s ft including a
chister of irger dea ks on the M1 and Mo,

Development Pipeline

‘There are nine umits under construction total bng 150m s &2
1% rise from the s@arnt of the year Five are in the Sowth East o
g a9 s f and furwithin the Mas total ng £l acn aq ft The
o the majority (78%) ane within the wocyoo-aocycd s fi sine
Tange, thereis asingle uni within the zoo co-3o oo s fand
e heing deweloped withinthe yoccer-gooyom sqft mnge.

Take-up H1 74% above the long-term average

—C [
S - e
— e L

Sq ftimillana)
B o WMok B o4 o@D oW

Ll

OO7 W00 00 XM 3On 30T AN 30W iR X 30N 0E 30 I

Source Savils RBesaarch

Supply 79% within the smallest size range

Source Savils Resoarch
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Appendix C5: Cushman and Wakefield
Summer 2020 Logistics & Industrial Regional
Outlook

CUSHMAN &
WAKEFIELD

*

UK LOGISTICS
& INDUSTRIAL
REGIONAL
OUTLOOK

SUMMER 2020
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UK LOGISTICS & INDUSTRIAL
REGIONAL OUTLOOK

"|. CUSHMAN &
(i@ WAKEFIELD

I

= After activity ground to a near-halt in earfy April,
market sentiment retumed quickly as the importance
of the logistics sector to cur economy became
evident.

= Three mega deals by Amazon brought Q2 take-up
volume to 13.3m sqft, the strongest Q2 on record.
When 2.8m saft of short-term deals (mostly to food
retailers and the public sector) are also accounted
for, H1 take-up was also the strongest ever recorded
at 22.6m sqft

= A shamp increase in the average deal size made up
for the lower number of deals during Q2 (48
compared to 58 on average).

~ Boosted by Amazon, e-commerce accounted for
64% and 48% of take-up during Q2 and H1

respectively, a record-high.

= Availability stabilzed at 73.5m sqft during the
quarter, with a slowdown in new speculative starts.

= Prime headline rents are generally being
maintained, with landlords in many cases willing o
improve incentives instead.

= In the investmant market, both the number of deals
and volumes nearly halved since the lockdown
relative to Q2 2019, with £780m transacted across
36 deals. Overseas capital and domestics REITs
have been the most active investors over this penod.

= The matenal uncertainty clauses on valuations have
now been removed which is a positive step for the
sector and confirms that there are enough reference
points to enable 'price discovery’.

Key Stats

With 18m sqft of long-term deals under offer at the
end of Q2, take-up is likely to surpass the 10-year
average of 33m sqft this year. By comparison, at the
height of the GFC in 2009 take-up totalled only 25m
sqft, with ¢ 80m sqft of supply.

A significant amount of space under offer is to e-
commerce occupiers, in what could be a record year
for the sector in terms of net absorption

Online sales kept on growing in May vs April
(#18.7%) accounting for 33.4% of total sales, up
from 30.8%.

Occupiers across many sectors are looking at
increasing inventory levels as a result of their
experiences during the pandemic.

After facing the challenges posed by lockdown, and
given the short term economic uncertainty, most
developers have reviewed their speculative
development plans, with some being delayed
temporarily. Spec completions are forecast to reach
7.8m sqft this year, half 2019's levels, with 1.8m sgft
committed for 2021 so far.

ESG concems have risen up the logistics’ sector
agenda over the last few years and the pandemicis
likely to accelerate this trend further

Currently, tenants are passing on their cashfiow
shortfall to the landlord in terms of temporary rent
free periods, moving to monthly rent payments or
withholding rent. If landlords do not collect encugh
rent to satisfy their financing covenants, will the
issue be passed on to the banks?

Take-up (Q2) 13.3m sqgft +124%
Take-up (Q1+Q2)" 18m sqgft na
Availability 73.5m sqgft +1%
C&W Average Pnme Big Box Rent  £.7.90 psit 0.3%
C&W Prime average yield 5.10% 0

* Exclucing short term deais
** Since Q3 2005

Source: Cuzshman & Wakefield

Appendices HB 1/3 Page 37

+30% 13.3m sqft 6.2m sqft
+13% 21.4m sqft 11.4m sqft
+15% 05.0m sqgft™ §5.4m sqft™”
1.4% £7.60 psit £6.00 psft
0 8.20% 5.10%
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UK LOGISTICS & INDUSTRIAL I|||'I CUSHMAN &
!

REGIONAL OUTLOOK WAKEFIELD

m Manufacturing & consumer confidence
&0 140

£= 120
ECONOMY HIT HARD BUT TURNAROUND ;: 100
UNDERWAY - 80

45 60
The impact of the lockdown on the economy became 4; 40

fully apparent in Q2, with the economy contracting by 20
20% in April. Several high frequency indicators suggest
activity has picked up since restrictions began to be

eased. Markit's Manufacturing PMI bounced back in R o e R e e e o A L O

.................... 8
expansion territory in June (50.1) while retail sales grew 25 J‘?é é E ;(ﬁ § s 3‘;(_;' § s iég 55 £ ?g 5
by 10.2% in May relative to April. - &

b

8
8

e Marufacturing PMI (left axis)
However, any improvement in the second half of the s Oniline sales growth (% y-o-y, right axis)
year is not likely to prevent a sharp drop in GDP for
2020, which is seen falling by over 10% by Oxford
Economics. The jury is still out on the shape of the
recovery further ahead, which is likely to be heavily Take-up
influenced by policy decisions.

Source: Markit, ON3

P
o

E-COMMERCE BOOSTS VOLUMES BUT
NUMBER OF DEALS DOWN

After activity ground to a near-halt in early April,
sentiment has improved markedly throughout the

Milon square feet
BRE8HSE

m oo

'

it tick | in 3 $ O O N L I R I S L
lockdown, with 3n uch.k in deals,‘e‘nqumes and short: s '1“\ o 't\\q" t\\ > P\ o 1?.\0,’?5 L
term “emergency” requirements giving way to longer- A 2 s Yo
m Grade A m Grade B ?®

term requirements. lllustrating this shift, over 80% of the s Geade C e H1 10-year average
16.3m sqgft under offer at the end of June was long- Annual 10-year average

term, compared to 68% of deals done during the Source: Cushman & Wakefeid

lockdown at the beginning of June

Amazon bolstered take-up by taking 7.5m sqft across 8 Take-up by sector
deals, including a 2.3m sqgft pre-let at Tritax's Littiebrook
Power Station site in Dartford, Kent. The e-commerce
giant equally secured planning permission for two 2m
sqft warehouses at Follingsby Max, Gateshead, and
Gateway 45, Leeds.

H1 2020
On the back of these deals, take-up reached 13.3m sqgft

between April and June, the strongest Q2 on record. H1
take-up rose to 19m sqft, 11% above the 10-year
average. When 3.8m sqft of short-term deals (mostly to
food retailers and the public sector) are also accounted
for, transactions rose to 22.68m sqft, the stongest H1 on .goumm -gﬂpﬁm.mng
record. A sharp increase in the average deal size mRetal I 83

(200,000 sqft in Q2 compared to 142,000 saft last year) e sFost & Facel
made up for a reduction in the number of deals since

the beginning of the lockdown (46 compared to 58 on
average).

Source: Cushman & Wakedeid
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UK LOGISTICS & INDUSTRIAL
REGIONAL OUTLOOK

"l' CUSHMAN &
(il WAKEFIELD

Unsurprisingly, e-commerce accounted for the lion's
share of take-up, 54% and 48% of the Q2 and H1 totals
respectively, a record-high. Several requirements also
continue to emanate from parcel delivery companies
such as Hemes that have been in expansion mode
since the beginning of the pandemic

While appetite for speculative development is
undiminished, the lockdown has impacted completion
timescales and in some cases developers have delayed
new starts. At quarter-end there was 8.4m sqgft of
speculative development under construction. The
reduced amount of new stock brought to market made
up for the lower number of deals so that availability
stabilised during the quarter at 73.5m sqft.

Prime headline rents have held up relatively well so far
C&W prime Big Box rent index edged up by 0.3%
during the quarter and by 1.4% y-o-y. While in some
cases landlords have offered to compromise on
headline rents to secure long temm leases, more
commonly we have seen increased incentives being
used to secure deals. Evidence suggests that three
extra rent-free months for a five-year term are
commonplace, equating to a 5-6% reduction in net
effective rents in the first 5 years of the term. The chant
on the night hand side also suggests a bifurcation in
rental growth across size ranges.

Investment market

ACTIVITY RESUMES WHILE INVESTORS
REAPPRAISE RISK

The lockdown disrupted investment activity, with over
£800m worth of deals either collapsed or on hold
towards the end of June.

Both the number of deals and investment volume nearly
halved between April and June relative to the
comresponding penod last year. Circa £780m was
transacted across 36 deals, compared to £1.4bn across
67 deals in Q2 2018.

Owing to a good Q1, which was admittedly skewed by a
couple of entity deals, the downturm was less severe
when looking at the first six months of the year (-21% to
£2 2bn). In H1, 5 deals accounted for 50% of total
transaction volumes. Similarly, a small group of
investors have accounted for the bulk of transactions
since the lockdown.
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Availability

Million square feel

3 0 N 8 B X 6 6 A B 9 D
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Source: Cushman & WakeSeid

C&W pnime annual rental index by size
bracket (Dec. 2008 = 100)

120 10.0%
7.5%
& 5.0%
110 25%
P 0.0%
100 25%
20 5.0%

P8 D b Bk S B B R P
W
m y-0-y growth ( 100k+ sqgft), nght axis
e 1 00K+ SQfE
——50-100k st

Source: Cushman & Wakefeid

UK logistics & industrial investment

volumes
12
10
8
-
S 8
@ 4
2013 2014 2015 2016 2017 2018 2018 2020
—— Q1 — 02
[ [ek] 1]

e Anral 5-year average w— | S-year average

Source: Cushman & Wakefeig, RCA
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UK LOGISTICS & INDUSTRIAL
REGIONAL OUTLOOK

"I' CUSHMAN &
(il WAKEFIELD

ndon/South East/East

SUPPLY FALLS AS DEMAND BOUNCES BACK

= Buoyed by Amazon's 2.3m sqft pre-let at Littebrook
Power Station site, take-up during Q2 reached 4.1m
sqgft, taking the H1 total to 4.8m sqgft, 23% above the
10-year average of 3.9m sqft.

= Positively, the number of deals between April and
June (13) was in line with the 10-year average. At
end of June, there was also a healthy amount of
space under offer (2.9m sqgft across 21 units), in
what is shaping up as a good year for the
London/South East logistics market.

= Pent-up demand for Grade A space and greater
availability of product drove activity in Bedfordshire
and Oxfordshire where a number of large spec built
units let Bedford 405 (405,312 sqgft, PCd in August
2019) let to Amazon, and Unit 5 at Central M40
(330.000 sqft PCd in April 2019) let to Great Bear
Distribution.

= Another notable deal duning the quarter was the
letting of the newly refurbished MK380, Millton
Keynes, to M&S, as the company gears up for the
JV with Ocado due to start in September this year
and deals with the hibemation” of unsold stock
during the lockdown penod.

Speculative development has moderated across the
region in response to Covid-19 with some schemes

initially scheduled for this year pushed back to 2021.

2 2m sqft of speculative space is due to PC in 2020,
still above the 10-year average of 1.8m sqft, but well
below the 4m sqft+ delivered last year. At the end of
June there was 2.3m sqgft under construction across
18 units.

= The largest units currently under construction are
Gateway 385 and Gateway 266 at Gateway
Peterborough, ready for occupation in August.

= The rebound in leasing activity combined with lower
levels of new supply led to a 8% g-o-q decline in
availability that stood at 13.5m sqft at end of June,
2/3 of its post-GFC peak.

= The rental growth profile varies across submarkets
and size brackets. Generally, smaller units within
and near the M25 have continued to achieve high
rents: SEGRO’s 60,105 sgft spec build in Bracknell
recently achieved a headiine rent of £13.5 psft
(asking: £12.50 psft). For South-East Big Box, there
are examples where headfine rents have been
reduced, albeit often in retum for a longer-ease or
reflecting the covenant strength.
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Take-up
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Availability
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QoQ Y-oY
Value
change change
Take-up (Q2)" 4. 1m sqft +483% +186%
Take-up (Q1+Q2)" 4 8m sqft na +2%
Availability 13.5m sqit -8% +7%
C&W Prime Rent
5.
(Big Box) £15.75 psit 0 0
CE&W Prime yield 4.0% 0 0

Source: Cushman & Wakefeid
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