
Merle Gering

Submission to the Warwick Local Plan Inspection. 

This paper has two main points: 

1) The ONS and GL Hearn, have grossly overestimated the likely population 
growth in Coventry for the plan period. All of Coventry’s likely housing need 
can be accommodated within its own boundary. 

2) No Exceptional Circumstances have been demonstrated to justify building on 
green belt at Kings Hill.   

The evidence for the proposition - that Coventry population growth  is wildly 
overestimated – is contained in a series of papers on population growth 
presented to the Coventry Local Plan inspector.  (I recommend the slide 
presentation, Paper 6, as an introduction to the analysis).  The facts and 
arguments have been  endorsed by a distinguished professor of demography 
at Oxford University, Prof David Coleman. 

a. The problem for the Council, and GL Hearn, is that they need to explain
why there will be a population explosion in Coventry – why it will grow 
twice as fast as Birmingham or Rugby, three times as fast as Warwick 
or Solihull, and four times as fast as Stratford? 

b. The prediction for Coventry sticks out like a sore thumb.   Absent an 
explanation of why people are going to flock to Coventry far more than 
nearby towns, it is is entirely implausible   The local authorities who are
relying on that figure – Warwick and Coventry - need to explain it, if it is
to have any credibility at all



c. This research considers the reasons which might explain an 
exceptional burst of growth in Coventry. 

i. Rapid Employment growth in Coventry– the evidence does not 
support this explanation.  Coventry has had only mediocre jobs 
growth, compared to its neighbours. 

ii. Commuting led growth - Settlement in Coventry because of 
cheap housing– if this were true, other local towns, like 
Nuneaton, Walsall, Wolverhampton with cheap house prices, 
and low rents, should also experience similar growth.  But that’s 
not happening.  Commuting does not explain this problem. 

iii. Student miscounting – Ccoventry has more international 
students at its 2 universities, than any other city in the country, 
except London.  The research papers presented to the Coventry
Inspection – and attached to this submission -  carefully details 
how miscounting of students, in the International Passenger 
Survey adds a spurious 75,000 individuals to the population 
projection over the plan period.   Professor Coleman has 
endorsed this analysis

iv. Padding of numbers: GL Hearn have manipulated birth and 
death rates to add 1000 extra individuals to the population 
projection each year – 20,000 over the plan period.  Their birth 
and death rates are way out of line with actual NHS recorded 
figures. 

v. ONS themselves, in a 2012 research paper, identify a particular 
problem with the mid year estimate projections for Coventry – 
over the 2001-2011 census cycle, the MYE figures were 12,500 
too large .  Over 20 years, their procedures would over estimate 
actual population growth by another 25,000.  

vi. my estimate for the likely housing need for Coventry, for the 
period 2011-31, is circa 18,000 homes based on, average 
delivery rates in the first 6 years of the period (2011-2016), or 
alternatively, on average growth rates in the region. 

3) No Exceptional Circumstances have been demonstrated to justify building on 
green belt at Kings Hill.   The housing minister Brandon Lewis wrote to all 
MPs on 7 June 2016 

“ We have been repeatedly clear that demand for housing alone will not change 
Green Belt boundaries. 

At a public meeting in Finham, David Barber, senior Warwick planner, showed a 
slide which gave 3 reason for choosing to allocate land on Kings Hill.  These 
were:  

• there is an essential need – he did not explain what that essential need is 
– the minister says it cannot be unmet “demand for housing”.   

• there are no sites outside of greenbelt – this is not a valid reason 
according to case law – constraints of greenbelt may legitimately require a



planning authority to allocate less than the full OAN – see my attached 
paper on Coventry greenbelt,(paper 7)  for case law precedents

• this is the best site for the need – that is not an exceptional circumstance. 
It is only a statement that if there were an exceptional circumstance, then 
this would be a good place to put the houses.   

 None of these constitutes an exceptional circumstance.   

In view of serious doubt about future population growth figures, I call on the local 
plan inspector to

a) require a complete re-evaluation of the population growth models by an 
entirely independent and unbiased party, - with no financial interest in the 
planning and consulting industry - such as the Royal Statistical Society -  to 
consider all of the sources of evidence, including Higher Education Statistics 
Authority Data, Home Office Visa Data,  the Annual Population Survey, and 
comparative regional data in the West Midlands. 

b) to re-convene the local plan inspection to hear a full exposition of this recently 
emerging evidence – which is fatal to the current local plan in so far as it 
responds to alleged Coventry population growth- and to ask the Council to 
respond . 

The following papers are attached.  They were written over a period of 6 months 
and reflect the emergence of new evidence and increasing insight. Over time, 
various implied figures and assumptions, were replaced with hard data, to 
improve the analysis. 

Paper 1 Paper 1 Merle Gering FINAL PDF v1.5 Supplementary Population 
Argument 26Oct 2016 

Describes a model, of how national figures of overstaying students 
applies at local level in Coventry.  Gives a wide ranging analysis of 
other sources of error in the GL Hearn data – including births and 
deaths, the 2012 ONS research, single year of age distributions, 
house price data, past delivery data, the total unsuitability of the 
International Passenger survey

Shows how GL Hearn have padded birth and death rates to inflate 
population growth by 1000 people per year

Shows how ONS research found that the MYE estimates, in 
Coventry, were 12,500 too large over the 2001-2011 census cycle.  

Paper 2 Paper 2 URGENT - NEW EVIDENCE -  PDF - very few non EU 
International Students stay in Coventry 15dec16.eml

This paper analyses very significant data from the Higher Education 
Statistics Authority on the location of students after graduation.  A 



large sample size shows that 95% of those in employment have left 
the West Midlands and Warwickshire within 6 months of graduation

Paper 3 Paper 3 Merle Gering Note, refinements, v2, Jan17 PDF

Continues  and refines the analysis of students.  Shows how 3750 
spurious students are being added to the GL Hearn growth total 
each year, which produces an overestimate of 75, 000 for the plan 
period

Paper 4
Paper 4 David Coleman endorses the analysis of Coventry 
population and international students march 17.

Eminent Oxford University demographer, Prof David Coleman, 
reviews papers 1,2, and 3 and writes he is “highly impressed” and 
“Your local analysis is as good as it can be, I think. I'd be happy
to recommend your study.”

Paper 5 Paper 5 Merle Gering v2 PDF Local Plan submission 28apr2017 
(003)

Compares Coventry projections to other towns and cities in the 
West Midlands Region.  Finds they are totally out of line.  

Examines jobs figures, to ask if the Coventry population explosion 
could be explained by dynamic jobs growth in Coventry. Finds that 
employment growth in Coventry is mediocre. 

Asks if  cheap house prices are driving growth in Coventry – that 
people move here and use it as a base to commute elsewhere  - the
evidence does not support this hypothesis. 

Paper 6 Paper 6 Slide Show, v3.1 Merle  MS Powerpoint,  24apr17

This is a summary slide presentation of the arguments.   It is a good
starting point to understand the big picture, and the evidence behind
it. 

Paper 7 Paper 7 Merle Gering v3.3  FINAL PDF  comments on Coventry 
Green Belt plans 2016

While directed at the Coventry plan, and the lack of exceptional 
circumstances in Coventry, this also applies to the proposed 
allocation at Kings Hill.  It extensively reviews the NPPF, guidance, 
and case law to conclude that no exceptional circumstances have 



been demonstrated. 

Paper 8 Paper 8 Merle Gering response to warwick local plan 4may17

Paper 8 is this submission. 


