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Matter 5 – Economic Growth – including Employment Policies & 
Employment Allocations (Part 1) 

 
   
 
Issue 1 – Does the Local Plan at Policies DS4 and DS6 make adequate and 
appropriate provisions to meet employment development needs over the plan period?  
 
Q5.1) Explain how the Plan sets out a clear economic strategy which positively and 
proactively encourages economic growth. (NPPF paragraph 21)  
 
The Plan sets out a clear economic strategy through the delivery vehicle of an Economic 
Development Strategy (EDS), which was adopted as Nuneaton and Bedworth Borough 
Council policy in June 2016. This Strategy incorporates a deliverable Action Plan which 
incorporates nine Strategic Objectives and associated actions to be met in order to 
encourage economic growth in the borough.  
 

‐ Objective 1: To support investment in the Borough and wider sub-region by working 
with the landowners and agents that have employment land allocations in the 
Borough Plan to make sure the sites come forward.  

‐ Objective 2: To support existing employers within the Borough by recognising that 
the needs of medium and large businesses differ from those of small and micro-sized 
enterprises.  

‐ Objective 3: To positively support the diversification of the local economy to assist 
with broadening the employment opportunities available to residents along with the 
employment structure of them.  

‐ Objective 4: To have a joined up corporate approach towards economic development 
where the needs of the business are prioritised.  

‐ Objective 5: To become more commercially aware and aid businesses through a 
more streamlined, multi-faceted approach to doing business including enhanced 
marketing and networking. 

‐ Objective 6: To identify opportunities for growth or productivity improvements, and 
ensure suitable funding is sought when this becomes available.  

‐ Objective 7: Work effectively with partner organisations, taking a pragmatic approach 
to engagement and adding value to initiatives that partners are leading.  

‐ Objective 8: To continue to review and understand the local economy and its 
relationship with the wider functional economic area and the national and wider than 
national economy.  

‐ Objective 9: To expand the visitor economy taking advantage of the existing 
opportunities that exist in the area and linking in with the wider sub region. 

 
 
Q5.2) Explain how the Plan takes account of the Coventry & Warwickshire Local 
Enterprise Partnership’s Strategic Economic Plan (SEP)?  How many jobs does the 
SEP seek to generate each year in the LEP area and in the Borough?  What is the 
reasonable number of jobs to plan for in the Borough over the Plan period?   
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In respect of employment land provision, the CWLEP SEP identifies a lack of readily 
available high quality and  large  employment  sites,  and  identifies  that  a  lack  of  
commercial  property  is  acting  as  a disincentive for inward investment. It identifies an 
ambition to deliver 1,195,000 sq m of additional floor space on employment sites to 2030, 
prioritising investment and support around:   
 

 transport corridors;   
 key urban centres; and   
 universities.   

 
A number of existing and major employment sites are identified in the SEP. This includes 
Bermuda Park within Nuneaton and Bedworth Borough, which is identified as one of the top 
5 priority sites within the LEP area. The CWLEP SEP recognises that there is a need to 
address the inequality in economic performance within Coventry & Warwickshire, and the 
underlying factors that further contribute towards the productivity gap. For example, 
Nuneaton & Bedworth and Coventry have low job density levels (number of jobs relative to 
population size), whereas Stratford-on-Avon and Warwick districts have high job densities.  
 
The Borough Plan and the Economic Development Strategy aim to improve the economy 
and the job opportunities within the borough through the allocation of employment land and 
policies which support economic development. Some of the committed infrastructure 
schemes within the Borough are mentioned, such as the capacity improvements on the 
A444 corridor at the Coton Arches roundabout in Nuneaton, which will facilitate housing and 
employment growth (including at the flagship Bermuda Park employment site) and improve 
access to Nuneaton Town Centre. The SEP also sets out significant committed investment 
in developing the north-south rail corridor, which is already secured for NUCKLE 1. This 
includes an additional increase in train service frequency between Coventry-Bedworth-
Nuneaton, and two new stations including one at Bermuda and one at the Ricoh. 
 
The aim for the CWLEP is to improve the economy to employ 94,500 additional people by 
2030. The CWLEP does not disaggregate their jobs target down to local authority level.  
Using 2014 as the start date, this would equate to approximately 5,906 jobs per annum 
across the CWLEP area. The council believe the localised evidence base which has been 
produced is the right target to use and this is agreed by the sub-region though the 
Employment MOU. Nuneaton  and  Bedworth  Borough  Council commissioned  GL Hearn to 
prepare an employment land study (M7) in order to ensure alignment with the housing need 
figures of the updated SHMA, and to draw on the updated econometric forecasts from 
Cambridge Econometrics. 
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The different type of economic forecasts are shown in the SHMA (2015) [S12] as shown 
below: 

 
The 2014 Coventry and Warwickshire SHMA (S11) assessed housing need for the sub-
region – including Nuneaton and Bedworth Borough. The SHMA included consideration of 
the quantum of housing required to meet projected jobs growth and compared this to the 
amount of housing required to simply meet demographic growth. In Nuneaton and Bedworth 
the amount of houses needed to meet economic growth was higher and therefore the 
housing need figure is adjusted upwards to take account of economic growth. The housing 
need figure  can therefore be considered to be ‘economic led’. There is therefore no 
justification to uplift the level of economic growth on account of labour supply and so we 
have not considered labour supply as part of this assessment.   
 
The Coventry and Warwickshire SHMA based its employment growth calculations on 
forecasts from Cambridge Econometrics (CE) Local Economy Forecasting Model (LEFM).  
To ensure alignment between the SHMA and this Employment Land Study (M7), the labour 
demand scenarios set out in this section are based on the LEFM. The LEFM figures used 
are dated March 2015. Nuneaton  and  Bedworth  Borough  Council  have  previously  used  
an  alternative  model  –  the Nuneaton  and  Bedworth  Forecasting  Model  (NBFM) [L2],  
produced  by  Oxford  Economics  (OE)  –  to estimate future jobs growth. At the end of this 
section we provide a comparison between the two forecasts. The NBFM figures used are 
dated April 2014. The NBFM forecasts a growth of 4,710 FTE jobs over the 2014-31 period. 
This equates to an average annual growth rate of 0.7%. The NBFM forecast is more 
optimistic than the LEFM, which forecasts a  growth  of  2,360  FTE  jobs  over  this  period  
–  equivalent  to  an  average  annual  growth  rate  of 0.35%. However, both the LEFM and 
NBFM forecasts are trend-based scenario and thus reflect the past economic performance 
and land supply in the Borough. This provides a reasonable starting point for considering 
future economic performance, but should be interrogated in the context of past and future 
developments constraints, economic drivers, and wider economic trends. 
 
The council has maintained and updated its evidence base around the employment existing 
needs in the borough and future changes.  The Employment Land Study (2016) [M7] 
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considered the NBFM forecasts growth of 4,710 FTE jobs over the 2014-31 period. This 
equates to an average annual growth rate of 0.7%. The NBFM forecast is more optimistic 
than the LEFM, which forecasts a  growth  of  2,360  FTE  jobs  over  this  period  –  
equivalent  to  an  average  annual  growth  rate  of 0.35%.To meet the needs of the 
borough, the ELS (2016) [M7] considers that provision of around 70 hectares of employment 
land is needed over the plan period. The majority of this – around 55 to 60 hectares – will be 
for B8 warehouse/distribution development. The remainder – 10 to  15 hectares  –  will be for 
B1 or  B2 uses, or mixed B-Class development. The above figures are based on the 
expected performance labour demand scenario. This is based on the LEFM forecasts 
produced by Cambridge Econometrics but includes adjustments to provide a more  realistic  
assessment  of  future  growth  in  the  automotive  manufacturing,  and  distribution sectors.  
This  is  based  on  the  demand  evidence  and  reflects  needs  arising  from  the  
Borough’s  and  the Coventry and Warwickshire sub-region’s economic performance. It 
takes account of economic data and analysis  of  past  completions  from  within  the  
Borough’s  boundary.  However,  the  level  of completions  seen  in  the  Borough  over  the  
past  ten  years  reflects  the  constrained  supply  of employment land and as such is not 
necessarily a true representation of demand over this period. This is  particularly  relevant  
for  large  scale  distribution  uses.  We have  therefore  considered distribution demand at a 
sub-regional level to identify the Borough’s future need in this sector.   
 
Projecting a future employment land requirement based on past completions trends would 
suggest that around 35 hectares of employment land will be required over the plan period. 
However, this approach will project forward the Borough’s  historic constrained supply  of 
large  scale distribution sites.  We  therefore  consider  the  Expected  Performance  
Scenario  to  provide  a  more  accurate estimate of future employment needs.   
In  qualitative  terms,  there  is  a  gap  in  provision  of  sites  capable  of  meeting  the  
needs  of  larger distribution  uses  across  the  wider  sub-region.  New allocations  should  
particularly  focus  on addressing these needs. This would require allocation of a small 
number of sites providing  large tracts of land in highly accessible locations.   
 
Assessment  of  the  Borough’s  existing  employment  sites  identified  around  18  hectares  
of  land currently  under  employment  use  which  comprises  dated  or  less  commercially  
viable  stock.  The Employment Land Study (2016) [M7] recommended that these sites 
should be considered for alternative (non-B class) uses. A replacement provision  of  new  
employment  land  will  need  to  be  provided.  This  brings  the  total  demand  for 
employment land over the plan period to around 87 hectares.   
 
There is an existing supply of around 23 hectares across the Borough. This includes 
developable land  within  the  Borough’s  existing  employment  sites  which  are  
commercially  viable  and  we recommend should  be retained for employment uses, and 
14.3 hectares in the committed pipeline of  sites  with  planning  permission  for  employment  
uses. This means there  is  a  need  to  identify  a further 64 hectares of land for employment 
use.  In addition to Nuneaton and Bedworth Borough’s own employment land needs, there is 
also a need to  consider  Coventry’s  employment  land  requirement  which  is  unable  to  
be  met within  the  City’s boundary. There is a strong case for councils working 
collaboratively, in accordance with the duty to cooperate, to bring forward additional supply 
on sites which adjoin Coventry’s urban area – working together  to  consider  what  the  best  
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potential  sites  are  which  could  be  brought  forward  for development. The ELS identified 
that around 26 ha of Coventry’s unmet need may need to be identified within the borough. 
 
 
Q5.3) How many jobs will the planned provision of housing support and what is the 
evidence for this? (NPPF Paragraph 160) 
 
The SHMA 2016 (S3) set out that across the HMA, the analysis shows growth in the resident 
workforce of around 61,600 in the 2014-31 period, which would support around 67,000 
additional jobs. The vast majority of the resident workforce increase is projected to be in 
Coventry (43,405 - 70% of the total), with this supporting 72% (48,286) of the potential 
increase in jobs. Therefore, if population growth were to be in line with the latest projections, 
then growth in the labour force would be sufficient to support 67,000 additional jobs (2014-
31). The figure of 67,000 additional jobs is about 9% higher than the equivalent figure 
calculated in the UAoHN [S12] (this estimated that the 2012-based SNPP [S11] would 
support in the region of 61,300 additional jobs (see Table 26 of UAoHN [S12]). The latest 
SNPP [S13] would thus support a higher level of job growth; this is due to a different age 
structure projected by the 2014-based SNPP [S13], in particular driven by higher projected 
population growth in Coventry. At a HMA level it is clear that higher overall population growth 
is not needed to support growth in the economy. 
 
 
 
 
 
 
 
 
 
 
 
 
 
Q5.4) Are the policies of the Plan sufficiently flexible to accommodate needs that are 
not anticipated and/or allow a rapid response to changes in economic 
circumstances?   
 
Yes, the policies are sufficiently flexible and in accordance with good practice in planning, 
both demand and the supply pipeline of employment floor space will be kept under review.  
On-going  monitoring  will address trends  in  take-up  and  availability  of  employment  floor 
space  and  rental  levels,  as  well  as  key indicators related to overall growth in 
employment sector performance and skills.  Losses of employment land to alternative uses  
will be monitored to ensure that a sufficient level  of  replacement  land  is  brought  forward  
to  ensure  a  qualitative  improvement  to employment sites does not lead to a quantitative 
loss of overall employment land. Should there be a material change in the long-term 
economic outlook then it may be appropriate to revise demand  forecasts  for  employment  
floor space  and  land.   On-going monitoring and review will inform decision making in line 
with a ‘plan-monitor-manage’ approach.   
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The Nuneaton and Bedworth Borough Council Economic Development Strategy enables 
flexibility within the Action Plan, to ensure that a rapid response to changes in economic 
circumstances can be met. The EDS is reviewed each five years from the date of adoption, 
with the first scheduled comprehensive review of the EDS taking place in 2021. However, 
the appraisal process may take place prior to, or outside this five year review cycle. 
 
Furthermore, regular task and finish group meetings take place to complete actions 
contained within the Action Plan. As these actions are underpinned by actions that are 
SMART (Specific, Measurable, Achievable, Realistic and Timed), the action plan enables 
reviews to be completed easily, to change priorities, or to take advantage of opportunities as 
they occur. 
 
Q5.5) From published Annual Monitoring Reports, and any other sources, what has 
been the past take-up of employment land in the Borough? 
 
Employment activity is reported in the AMR where it falls within use classes B1, B2 or B8 
and meets a threshold of 0.2 hectares in size. Gains, losses and change of employment land 
are all monitored. 
 
The table and graph which follow show the net area of employment land which has been 
completed in the borough for the Plan period. 
 

Monitoring Year Net Area (ha) of 
employment land 
completed 

2011/12 0.59 
2012/13 0.2 
2013/14 2.69 
2014/15 -0.86 
2015/16 2.81 
2016/17 2.04 
Total for Plan 
period 

7.5 
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Q5.6) Explain how the requirement for additional new employment land was derived, 
including the cross-boundary work as part of the Memorandum of Understanding 
(MOU) relating to the Planned Distribution of Employment Land within the Coventry 
and Warwickshire Market Area.  Please be clear on any differences between gross and 
net requirements for additional employment land.  
 
A Memorandum of Understanding (MoU) was agreed (July 2016) by the Coventry & 
Warwickshire authorities to “seek to ensure that the employment land needs of Coventry & 
Warwickshire are met in full including addressing an identified shortfall of employment land 
provision arising in Coventry”. This was agreed at the Coventry, Warwickshire and Hinckley 
& Bosworth Joint Committee for Economic Growth and Prosperity on 21st July 20161, to 
which a background report as to how the figure was derived was presented. The ELMOU 
seeks to ensure that the employment land requirements of Coventry and Warwickshire are 
met. The evidence from Coventry City Council was that they were unable to meet their full 
employment requirement within the city boundary. As a result the five borough/district 
councils within Warwickshire have collaborated with the City Council and the CWLEP to 
ensure sufficient employment land is provided to meet both the city’s needs and the needs of 
the Housing Market Area as a whole. 
 
 The MoU states that employment land studies for each of the districts indicate a need for 
714 ha of gross employment land, which broadly aligns with the CWLEP Employment Land 
Study (CBRE, June 2015) conclusion that up to 660 ha of land is required for Coventry & 
Warwickshire. However, it also states that Coventry has identified a shortfall of 241 ha of 
employment land to be found within its own boundaries, and therefore redistribution is 
required to the other districts. Based on the redistribution approach to Coventry’s housing 
shortfall, and the addition of commuting flows between Coventry and neighbouring districts, 

                                                            
1 
https://www.rugby.gov.uk/meetings/meeting/768/coventry_warwickshire_and_hinckley_and_bosworth_joint
_committee_for_economic_growth_and_prosperity 
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the employment land MoU seeks to ensure that planned housing growth over the plan 
period, including redistribution to NBBC from Coventry City Council’s identified shortfall, will 
be aligned with proposed employment developments across the sub region.  As set out in 
Table C, at paragraph 4.6.2 of the MoU, the unmet need for employment development to be 
redistributed from Coventry to Nuneaton and Bedworth equates to 91 hectares (gross).  
However, this figure did not take account of existing completions, commitments and 
proposed allocations across the sub-region. Therefore Table E at paragraph 4.7.5 
recalculated the unmet need in the sub-region to be 26 ha. 
  
The MoU sought to ensure the current employment land requirements of the Coventry and 
Warwickshire sub-region were planned for in full during the current round of Local Plans. In 
doing so, it primarily responded to the fact that Coventry City was unable to accommodate 
its full employment land requirements within its own boundaries. In this respect it was similar 
to the housing requirements MoU agreed at the Joint Committee in September 2015 and 
endorsed by the City Council in January 2016. The MoU proposed the following distribution 
of employment land requirements to be taken forward into plan making. The MoU was 
supported by all relevant Members of the CWHJC. 
 
  

  Employment Land 
Requirement (gross 
hectares) 

Redistribution from 
Coventry (gross 
hectares) 

Minimum Local 
Plan Employment 
Provision 
(gross hectares) 

Coventry 369 - 128 

North 
Warwickshire 

58 0 58 

Nuneaton & 
Bedworth 

87 26 113 

Rugby 99 98 197 

Stratford-on-
Avon 

35 0 35 

Warwick 66 117 183 

Total 714 241 714 

  
  
 
Q5.7) What is the basis for the figure of 87hectares (ha) for the Borough’s own needs 
and 26ha for the shortfall from Coventry?  [How does this square with the evidence in 
the Employment Land Study 2016 at para 8.8 which refers to a need identify a further 
64ha of land?] 
 
The 87.4 hectares figure is the demand figure over the plan period for the borough’s own 
needs, which includes a replacement demand of 18 hectares for the employment land that 
will no longer be protected for non-employment uses. In order to work out how much land is 
needed for allocation it is necessary to take account of existing completions, permissions 
and losses. The Employment Land Study 2016 (M7 – table 23) sets out how the figures are 
calculated. Taking account of the demand versus supply balance, (23 ha of the total need 
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has already been met through the existing supply) the total land needed for allocation is 64.4 
ha + 26 ha (Coventry shortfall) = 90.4 ha.  
 
The borough plan as submitted, sets a target of 103.6 ha (Policy DS4) over the plan period. 
To achieve this figure and taking account of the existing supply, Policy DS7 allocates land 
for 81.6 ha. The 81.6 ha figure was the amount the council believed could be sustainably 
delivered when taking account of the existing constraints within the Borough. The council 
has met its own needs, but it has left a shortfall of 9.8 ha in unmet need for the sub-region. 
 
 

 
 
Q5.8) When the Council submit in their background paper (NBBC/03) that only 16.6ha 
of the 26ha shortfall (from Coventry) has been met leaving an under-provision of 
9.4ha, how has this been calculated?  
 
The figure in this document is a typographical error and should be calculated as follow: 
 
NBBC need (87.4* ha) + Coventry need (26 ha) = 113.4 ha 
 
113.4 ha – Borough Plan target [Policy DS4] (103.6) = 9.8 ha 
  
*23 ha of this need has already been met through the existing supply as show in Q5.7. 
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Q5.9) Is the provision of 103.6 ha of employment land in the Plan justified?  Does the 
Plan’s variance of allocating approximately 80 ha compared to the Borough figure of 
113 ha in the employment land MOU adversely affect the local and wider sub-regional 
economy?  Will there be sufficient jobs?  (NPPF Paragraphs 21, 160 & 161) 
 
Yes, the provision of 103.6 ha of employment land is justified as the council has followed an 
evidence based approach using the Employment Land Reviews (M2, M5 and M7) as its 
basis. The overall employment figures for the HMA have also been agreed at a sub-regional 
level through the employment MOU. The council suggest that with the addition of 5.9 
hectares at Prologis, the overall shortfall would be reduced to 3.9 ha. The council do not 
believe this will adversely affect the local and wider sub-regional economy. As a percentage 
of the overall sub-regional figure, this is insignificant and is unlikely to affect the local and 
wider sub-regional economy. The council believes that the Borough Plan alongside the other 
local plans in the sub-region will deliver sufficient jobs. 
 
 
Q5.10) Explain the process for employment land identification and selection.  What 
options were considered and why the preferred options were chosen?  What role has 
Sustainability Appraisal played in the process? 
 
The council has assessed sites submitted through the call for sites process and those 
identified within the Employment Land Reviews (M2, M5 and M7). Figure  49 (ELR 2014 - 
M5)  identifies  all  the  sites  that  were  submitted  to  the  Council  for consideration as part 
of the ELR update. Stage 3.2 of the document sets out how the methodology of the site 
appraisal for new sites was devised. In the updated study (M7) GL Hearn undertook a review 
of these sites. This is set out within the section ‘Potential employment allocations’ (page 72). 
This  section  reviewed the  potential  areas  of  land  which  were  being  considered  for  
allocation  for employment development within the Borough Plan. These sites were 
considered in the 2014 Employment Land Review (M5 - Section 7).  GL  Hearn  reviewed  
the  potential market  attractiveness  of  these  sites  for  employment development. Each 
site was assessed in relation the following criteria:   
 

 The nature of the site   
 The site’s suitability   
 Potential future   
 Availability   
 Market attractiveness   
 Deliverability 

 
The submitted sites have been assessed through SA and consulted on at each stage of the 
plan. Section 4 of the Sustainability Appraisal (2017) [D6] provides a commentary on the 
alternative development strategies considered as part of each stage in the evolution of the 
Nuneaton Borough Local Plan. This includes at paragraph 4.1.66 onwards a summary of the 
employment land options considered at each stage. A Sustainability Assessment was 
prepared for each stage of the Borough Plan’s evolution and the recommendation of each 
were considered by the Borough Council’s Full Council meeting when resolving to proceed 
with formal public and stakeholder consultation. 
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Q5.11) Is the employment land trajectory (p31 of the Plan) robust and justified?   
 
The employment land trajectory shows the timeline for delivery of employment land within 
the plan period. 
 
 

 
 
 
Since the Publication version of the Plan was published, the 2016/17 monitoring has been 
completed. A comparison of the pipeline projections for 2016/17 and the actual completions 
can now be made, see the table below . 
 

Target 2016/17 
Pipeline Projection 1.90ha 
Actual Completions 2.04ha 
Difference 0.14ha 

Table showing Comparison of pipe line projections and actual completions of employment land for 
2016/17 

 
The projected pipeline completions compare well with the actual completions. There was 
0.14 ha more employment land completed in 2016/17 compared with what was projected in 
the trajectory. A comparison of the Pipeline data from the employment land trajectory with 
the updated projections based on the monitoring data for 2016/17 can be seen in the Table 
that follows. 
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Monitoring 
year 

Employment 
land trajectory 

Updated data 
based on 16/17 
monitoring 

2016/17 1.9 2.04a 

2017/18 3.75 0.46 

2018/19 6.5 3.42 

2019/20 2.75 5.96 

2020/21  2.54 

Total 14.9 12.38b 
Table showing Comparison of pipeline projections from the trajectory and updated based on 16/17 

monitoring data [a = Actual completions monitored, b = Total doesn’t include 16/17 actual 
completions] 

 
 
The completions projected are being delivered and there is a small amount of employment 
land still in the pipeline. The updated projected completions for 17/18 are less than those 
projected in the trajectory in the Plan. This is because of the loss of B2 use to a Trampoline 
Park (D2) which was under construction in the 2016/17 monitoring year. It is evident that 
employment land is being delivered but only at a small scale. Permissions for employment 
land are being granted, but as developments are currently small scale, an application for a 
change of use has a negative impact on the current supply. Large scale development has 
been restricted by the Green Belt. Discussions with developers and landowners has 
indicated that there is a demand for large scale employment sites within the Borough. 
 
Discussions have also indicated that once the Borough Plan has been adopted and 
employment land allocated, that the demand is there to build as soon as possible. An outline 
planning application (Ref. 034901) has already been submitted for the strategic employment 
site EMP1, which is for the provision of 26 ha. Based on current information and the granting 
of planning permission, there is no reason EMP1 should not deliver shortly after the Plan has 
been adopted. It is anticipated that once the Plan has been adopted that the delivery of 
employment land will significantly increase as depicted in the trajectory. Depending on when 
the plan is adopted will obviously have an impact on when the proposed allocations will be 
delivered. It is unlikely that we will see the anticipated 2018/19 completions for the strategic 
allocations, but from the discussions with developers there is no reason to believe that the 
allocations will not deliver as detailed in the trajectory on adoption of the Plan. 
 
 
Q5.12) What employment land in Policy DS6 will come forward in the short term to 
provide the significant delivery anticipated in 2018/19 and sustained to 2021/22?  Are 
there any critical infrastructure interdependencies in bringing this land forward and 
are these clearly set out in the IDP? Please explain.   
 
An outline planning application “for redevelopment of existing land for up to 92,904 sq m of 
B2 (General Industrial ) and B8 (Storage and Distribution) floor space including associated 
engineering and ground modelling works, vehicular access, landscaping, sustainable 
drainage, car parking and all ancillary enabling and infrastructure works (including demolition 
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of existing building)  has been submitted in respect of the land at EMP1. The site will be 
accessed from the existing B4113 by a traffic signalled junction opposite the access to the 
Gypsy site. 
 
Discussion with the land owner and agent for EMP2 would suggest that an application would 
also be submitted in advance of the Plan being adopted in order for it to be considered 
shortly afterwards.  
 
The adoption of the Plan is key to the increased rate of delivery of employment land. 
Developers are reluctant of seeking a determination of planning applications in advance of 
the adoption of the plan.  
 
Q5.13) Does the evidence support the idea of a single, large employment land release 
for a high quality business/science park?  
 
The evidence indicates that the Borough’s historic constrained supply has meant that large-
scale sites have not come forward (M7, paragraph 8.5). However, there is no evidence to 
suggest there is a need for a single, large employment release for a high quality 
business/science park. The borough is well connected to Horiba MIRA Technology Park to 
the north of Nuneaton and the council is keen to promote and connect with this existing 
asset for the region. 
 
Q5.14) The NPPF at paragraph 157 (5th bullet point) and the PPG (Ref ID 12-010-
20140306) states that Plans should contain sufficient detail to developers, local 
communities and other interests about the nature and scale of development 
(addressing the ‘what, where, when and how’ questions).  Does the Plan at Polices 
EMP1-7 and Policy SA1 provide sufficient detail in respect of the employment sites?   
 
Yes, as the EMP policies specify details on areas such as transport, including sustainable 
travel; green infrastructure; development boundary treatments; scale and massing; design; 
education provision; sewage connections; wayleave for electricity pylons; heritage 
improvements; assessments of protected species; etc. 
 
Q5.15) Are Policies E1 and E2 justified, effective and consistent with national policy?  
Is the flexible approach to sites listed in Table 12 to Policy E2 justified?  
 
Yes, these policies are justified and have been brought forward by the employment land 
reviews (M5 and M7). The sites in table 12 have been reviewed in each iteration of the 
employment land reviews.  The Employment Land Study 2016 (M7, paragraph 8.7) 
recommends these sites currently  under  employment  use  which  comprise  dated  or  less  
commercially  viable  stock.  GL Hearn recommend that these sites should be considered for 
alternative (non-B class) uses. A replacement provision of new employment land has been 
added to the Borough Plan employment target to compensate for their loss. The NPPF 
(paragraph 22) states, “Planning policies should avoid the long term protection of sites 
allocated for employment use where there is no reasonable prospect of a site being used for 
that purpose. Land allocations should be regularly reviewed. Where there is no reasonable 
prospect of a site being used for the allocated employment use, applications for alternative 
uses of land or buildings should be treated on their merits having regard to market signals 
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and the relative need for different land uses to support sustainable local communities.” In 
addition, as set out in Question 3.7, the following sites have already been taken forward or 
are in the process of being taken forward as alternative uses: 
 

 E33 Hazell Way – allocated for residential development as part of HSG2 Arbury. 
 E36 King Edward Road – allocated as a non-strategic residential site 

NUN047/NUN051 in Policy DS5 of the Borough Plan. 
 E41 Weddington Road – permission granted for retail unit (033009)2, opened as an 

Aldi in July 2017. 
 E43 Tuttle Hill – planning application submitted (0353633) for demolition of existing 

Ratcliffe and Red Ruby buildings and erection of a new 78 bedroom care home in 
one three storey block. 

 
Q5.16) Does the Plan need to provide additional local policy content in addition to that 
found at Policy E1 and paragraph 22 of the NPPF on alternative uses on identified 
employment land?  Do the tests at paragraph 8.12 of 2016 Employment Land Study 
(Document M7) need to be set out in the Plan?   
 
Yes, the council believes that setting out these tests within the Borough Plan would be a 
helpful way to determine if applications are justified in their proposal for release of 
employment land. This would allow protection of employment sites, but with the flexibility to 
change uses if all tests are sufficiently met. 
 
Issue 2 – Prologis Park / Coventry Fringe 
 
Q5.17) What is the latest position regarding the Prologis Park site?  Has the evidence 
evolved to enable a more positive consideration of the role of this strategic cross-
boundary site?   
 
The council is satisfied that the ecological constraints (most notably the presence of Great 
Crested Newts) can be overcome and mitigated. A detailed mitigation strategy has been 
worked up by ecologists (FPCR environment and design ltd)  and  advice  has  been  sought  
from  Natural England  (NE)  in  this  regard. The council believes that this site should be 
resubmitted to the Plan and form part of a main modification. The council is in the process of 
agreeing a statement of common ground with Prologis, which will be submitted to the 
examination. 

 
 
 
 
 

                                                            
2 
http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplica
tionReference=033009&strRecordType=P 
3 
http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplica
tionReference=035363&strRecordType=P  
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Issue 3 – EMP1 Faultlands  
 
Q5.18) Are there exceptional circumstances to alter the Green Belt boundary at this 
location?  
 
Yes, the exceptional circumstances exist to alter this Green Belt boundary. The reasons are 
set out in the Housing Topic Paper (NBBC/33). The required “exceptional circumstances” for 
the Green Belt releases proposed in the Plan are essentially that the Borough’s housing and 
employment land requirements over the Plan period cannot be accommodated in a 
deliverable or a sustainable manner by attempting to confine development to those parts of 
the Borough outside the Green Belt (para. 84 of the NPPF refers).  These circumstances 
apply with particular force to the site, given the deliverability and sustainability of its 
development. In this location, it is the case that Gipsy Lane itself forms a suitable 
replacement Green Belt boundary, being a “clear”, “readily recognisable” and “permanent” 
“physical feature” (para. 85 of the NPPF), which would also “restrict” any “sprawl” of 
Nuneaton, prevent the town from “merging into” Bedworth and limit the degree of 
“encroachment” into the countryside (para. 80 of the NPPF refers), thereby enabling the 
fundamental purposes of the Green Belt on the south side of Nuneaton to continue to be 
upheld. 
 
Q5.19) How would the site be accessed from the highway network and have the traffic 
impacts on the local network been modelled/ considered?   In particular, the impacts 
on the A444 Griff roundabout junction and Gipsy Lane.  How would the site be 
accessible by foot/cycle and modes of public transport?  
 
The primary access would be off Coventry Road via a four arm signalised junction, and 
secondary access off Gipsy Lane as set out in document Z6.1, where the traffic impacts 
have also been modelled. A link road would be provided through EMP1 to allow traffic to 
avoid Griff Roundabout and go directly onto Gipsy Lane, and Gipsy Lane would be upgraded 
to a higher standard of road. Accessibility by foot/cycle and public transport would be 
secured through the key development principles set out in Policy EMP1 of the Plan. A 
transport assessment was submitted with the pending application and both Highways 
England and Warwickshire County Council have been consulted and have raised no 
objection subject to conditions. The traffic impacts on the local network have been modelled, 
which includes A444 Griff Roundabout and Gipsy Lane. The site will be accessed via foot 
and cycle from Gipsy Lane directly, from the adjacent residential development across the 
canal at the turnover bridge and will have links to the existing footpath to the north which 
accesses both Bermuda Park Railway Station and the employment sites. There are bus 
routes along the B4113 which connect to Nuneaton, Bedworth, Coventry and beyond. 
 
Q5.20) What would be the impact on biodiversity value of the Coventry Canal corridor, 
the Griff Hollows Local Wildlife Site and the geological SSSi? 
 
The impact on biodiversity has been assessed through the ecology and geodiversity 
assessment 2016 (F8). The study has not identified that bringing forward the site would be 
detrimental for biodiversity value. The study recommends that the ecological corridors of the 
Coventry Canal, Griff Hollows and the railway alongside the hedgerow and trees along Gipsy 
Lane are retained and enhanced to maintain the strong Arden Landscape features. The 
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landscape design should consider local context, and benefit ecology through planting of 
trees, retention and enhancement of native hedges, in addition to the creation of wetlands, 
ponds and meadow areas with log, grass and stone piles. The development should be 
considered in the wider landscape to ensure opportunities to promote green infrastructure 
and connectivity are maximised. Green corridors should also connect fragmented and/or 
isolated habitats by allowing species to travel between them. Natural areas can cost less in 
maintenance than formal landscaping. Careful habitat enhancement will enable ecosystems 
to adapt to the effects of climate change and contribute to the development’s long term 
resilience. To benefit ecology most, those native and locally appropriate species detailed in 
HBA Target Notes and Local Wildlife Site Citations as occurring in the local area should be 
planted. In addition to ensuring appropriate site-wide landscape design which supports 
biodiversity, specifically designed wildlife areas should also be provided outside amenity 
areas of green space. Meadows, wetlands and woodlands can be incorporated into the 
wider landscape, whilst ponds contribute a huge amount of biodiversity value. Small lightly 
grazed or managed hay meadows make a valuable contribution to retention of biodiversity in 
regard to developments. Trees and shrubs which contribute greatly to habitat diversity 
should be created as a mosaic across the development parcel and ensure benefits are 
delivered to the widest range of species. Areas of medium to high distinctiveness category 
(value: 4, 5 & 6) are retained and enhanced within any proposal. It is important to note that 
until protected species survey work is undertaken there cannot be certainty over the 
potentially developable area and the quantity and scale of retained/enhanced habitat that 
may be required to adequately address protected species issues.  
 
In addition to the above, an ecology assessment has been prepared by Nicholas Pearson 
Associates (NPA) on behalf of the Arbury Estate to support their outline planning application 
on the site4. The assessment sets out a summary of the baseline conditions, potential 
impacts of the development and the ecological mitigation proposed to avoid/minimise the 
potential impacts and provide ecological enhancements.   
 
Q5.21) How would the residential amenity of future adjoining properties (HSG3) be 
suitably safeguarded?  
 
This would be safeguarded by the form of development points set out in Policy EMP1, which 
specify landscape buffers; setbacks of development; scale and massing; colour graduation 
of buildings; walking access to the canal; etc. 
 
Q5.22) Would there be an impact arising from the proposed development on heritage 
assets including the character of the canal and any recognised/established site value 
from association with George Eliot?   
 
The proposed development may impact the Griff Arm of Coventry Canal, which has 
recognised site value from association with George Eliot, however this is of negligible 
heritage significance, as set out in document J7.1. 

                                                            
4 
http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplica
tionReference=034901&strRecordType=P 
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Q5.23) Is the policy, by virtue of having 20 criteria, sufficiently flexible to foster 
economic development?  Are the criteria justified?  
 
Yes, the council believes that even with the list of criteria the policy is flexible enough to 
bring forward a range of employment opportunities. The criteria aim to achieve sustainable 
development in economic, social and environmental forms. The criteria have been informed 
by the evidence base such as: landscape (T13), heritage (J7), ecology (F8), flooding (N5) 
and transport (Z6). The criteria will not preclude an application being submitted on the site. 
Notwithstanding this, the Council consider that the criteria are sufficiently flexible to foster 
economic development and to ensure sustainable development on the site. 
 
 
Issue 4 – EMP2 Phoenix Way/Wilson’s Way 
 
Q5.24) Are there exceptional circumstances to alter the Green Belt boundary at this 
location?  
 
Yes, the exceptional circumstances exist to alter this Green Belt boundary. The reasons are 
set out in the Housing Topic Paper (NBBC/33). The required “exceptional circumstances” for 
the Green Belt releases proposed in the Plan are essentially that the Borough’s housing and 
employment land requirements over the Plan period cannot be accommodated in a 
deliverable or a sustainable manner by attempting to confine development to those parts of 
the Borough outside the Green Belt (para. 84 of the NPPF refers). These circumstances 
apply with particular force to the site, given the deliverability and sustainability of its 
development. In this location, it is the case that the A444 to the west of the site forms a 
suitable replacement Green Belt boundary, being a “clear”, “readily recognisable” and 
“permanent” “physical feature” (para. 85 of the NPPF), which would also “restrict” any 
“sprawl” and prevent the “merging into” of Bedworth and Ash Green and limit the degree of 
“encroachment” into the countryside (para. 80 of the NPPF refers), thereby enabling the 
fundamental purposes of the Green Belt  and a clear boundary to the west of Ash Green. 
 
Q5.25) How would the site be accessed from the highway network and have the traffic 
impacts on the local network been modelled/considered?   How would the site be 
accessible by foot/cycle and modes of public transport?  
 
The primary access for the employment site would be via a new left-in left-out from Phoenix 
Way on the B4113 approach to M6 Junction 3 as set out in document Z6.1. Separate 
primary access points for the housing sites would also be created from the existing network 
at Wilsons Lane and the traffic impacts of the local network have been modelled through 
document Z6.1. Accessibility by foot/cycle and public transport would be via the details set 
out in the key development principles of Policy EMP2. There are already public footpaths 
and public rights of way through the site which will either have to be incorporated in the 
scheme or be diverted. The site will also link to the existing employment site to the south and 
with the existing and proposed residential development to the south. There are bus routes 
which travel to Coventry, Bedworth and Nuneaton from the top of Bedworth Road. To the 
south of the site (about 1 mile walking distance) is the Ricoh Arena and shopping centre 
which has both a railway station and bus station with buses into central Coventry. Sustrans 



Nuneaton and Bedworth Borough Council 
 

18 
 

cycle route N52 runs alongside the Coventry Canal as can be seen on the plan for the EMP2 
housing sites at the bottom of page 87. It is anticipated that the employment developer 
would make contributions to enhance bus services and the housing development will 
contribute to upgrading the cycle route. 
 
Q5.26) How would the residential amenity of existing and future adjoining properties 
be suitably safeguarded?  
 
This would be safeguarded by the form of development set out in Policy EMP2 which 
specifies location of larger units; retention of ridge and furrow; tree planting; landscape 
buffer; retaining public rights of way; protection of River Sowe; retention of hedgerows; etc. 
 
 
 
Issue 5 – EMP4 Coventry Road 
 
Q5.27) Are there exceptional circumstances to alter the Green Belt boundary at this 
location?  
 
Yes, the exceptional circumstances exist to alter this Green Belt boundary. The reasons are 
set out in the Housing Topic Paper (NBBC/33). The required “exceptional circumstances” for 
the Green Belt releases proposed in the Plan are essentially that the Borough’s housing and 
employment land requirements over the Plan period cannot be accommodated in a 
deliverable or a sustainable manner by attempting to confine development to those parts of 
the Borough outside the Green Belt (para. 84 of the NPPF refers).  These circumstances 
apply with particular force to the site, given the deliverability and sustainability of its 
development. In this location, it is proposed that the Green Belt boundary be aligned with 
Gipsy Lane and the A444 to form a suitable replacement Green Belt boundary, being a 
“clear”, “readily recognisable” and “permanent” “physical feature” (para. 85 of the NPPF), 
which would also “restrict” any “sprawl” of Nuneaton, prevent the town from “merging into” 
Bedworth and limit the degree of “encroachment” into the countryside (para. 80 of the NPPF 
refers), thereby enabling the fundamental purposes of the Green Belt on the south side of 
Nuneaton to continue to be upheld. 
 
Q5.28) What is the biodiversity status of the proposed EMP4 allocation and the land to 
the south of the EMP4 allocation?  Has this been correctly considered as part of the 
Sustainability Appraisal process?  
 
The site is currently a designated Local Wildlife Site. The site was identified for survey in the 
Ecology and Geodiversity Assessment 2014 (F6),  and  was  designated  a  Local Wildlife  
Site  in  2014,  known  as  Griff  Hollow Quarry LWS. The recommendations for the Ecology 
and Geodiversity Assessment 2016 (F8.3 page 4) are as follows: 
 
The site has been designated as a Local Wildlife Site and should look to be retained. 
However, should any of the site be brought forward then it is recommended  that  the  
northern  part  is  favoured  as  it  is  of  less  overall ecological  value  and  does  not  
contain  the  local  geological  site.  This release should be in tandem with the enhancement 
of the southern area to ensure ecological functionality being connected to the Griff Hollows 
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LWS and disused canal arm. In other words species flow will be maintained and habitat for 
species to continue to exist.  
  

 Maintain  and  enhance  the  connectivity  between  the  Bermuda  Balancing Lake 
LWS to the west and Griff Hollow LWS and Coventry Canal to the east; plus the 
railway line through:  

o re-opening the culverted Griff Book and enable mammals to pass under the 
Old Coventry Road, St David’s Way and A444 roads, and  

o strengthening habitat adjacent to the railway line.  
 Broadleaved  woodland  should  be  retained  and  restored  to  reduce  the 

biodiversity impact. 
 Re-survey  of  Griff  Hollow  Local Wildlife  Site  which  was  first  surveyed  in 2001.  

Survey  should  include  the  water  vole  survey  project  which  is currently being 
undertaken by Warwickshire Wildlife Trust.  

 Areas  of  Medium  to  High  Distinctiveness  category  (value:  4,  5  &  6)  are 
retained and enhanced within any proposal.  

  
It is important to note that until detailed protected species survey work is undertaken there 
cannot be absolute certainty over the precise developable area and the quantity and scale of 
retained / enhanced habitat that may be required to adequately address protected species 
issues. However, at this stage the study (F8) does suggest that EMP4 can proceed in the 
local plan process. 
 
The Sustainability Appraisal (D6) for EMP4 was undertaken with reference to the Ecology 
and Geodiversity Assessment (EGA) [F8] prepared by Habitat Biodiversity Audit Partnership 
for Warwickshire, Coventry and Solihull, Warwickshire Wildlife Trust and Warwickshire 
Biological Record Centre Ecological Services, Warwickshire County Council (September 
2016). In the recommendations section the EGA states that “the site has been designated as 
a Local Wildlife Site and should look to be retained. However, should any of the site be 
brought forward then it is recommended that the northern part is favoured as it is of less 
overall ecological value and does not contain the local geological site”. The EGA goes on to 
recommend: “Maintain and enhance the connectivity between the Bermuda Balancing Lake 
LWS to the west and Griff Hollow LWS and Coventry Canal to the east; plus the railway line 
through: 

 re-opening the culvert Griff Book and enable mammals to pass under the Old 
Coventry Road, St David’s Way and A444 roads, and 

 strengthening habitat adjacent to the railway line. 
 

These recommendations are taken forward and included in the key development principles 
in Policy EMP4. 
 
The Sustainability Appraisal for EMP4 took account of the recommendations in the EGA and 
recorded, in the appraisal questions columns, a negative effect on the biodiversity objective 
to protect and enhance the natural environment, habitats, species, landscapes and inland 
waters. The appraisal comments note the opportunity to enhance connectivity and linkages 
to the existing LWS (meaning the site) and other biodiversity features to the south of 
Centenary Way, resulting in a neutral and then positive score over the long term. It is 
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accepted that the Sustainability Appraisal for EMP4 does not specifically state “Part of the 
site is allocated at a Local Wildlife Site” but the site has been assessed on this basis. The 
Sustainability Appraisal for EMP4 can be updated to include these references if this would 
be helpful.         
 
 
Q5.29) How would the site be accessed from the highway network and have the traffic 
impacts on the local network been modelled/considered?    
 
The primary access would be off Coventry Road via a four arm signalised junction as set out 
in document Z6.1, where the traffic impacts have also been modelled. 
 
Q5.30) How would the residential amenity of adjoining properties be suitably 
safeguarded?  
 
This would be safeguarded by the form of development points set out in Policy EMP4, which 
specify landscape screening; woodland provision; scale and massing; tree planting; 
improvement of heritage features; etc. 
 
Issue 6 - EMP5 Caldwell Road 
 
Q5.31) Is there a demand for employment uses at this location?  
 
The site has remained vacant for some years and has been marketed for employment uses. 
Caldwell Road is an older established employment site with a mixture of uses. In previous 
years there was a large foundry as part of the estate but this has been demolished and the 
area redeveloped for further employment uses. Some of the older employment uses in the 
area have no restrictive conditions as part of their approvals. The Council do not consider 
that the site because of its location adjacent to the rest of the employment site would be 
suitable for residential development and has refused development on more than one 
occasion. Appeals have been made and dismissed however, there is an outstanding appeal 
for residential development on the site. 
 
Q5.32) Is the site deliverable for employment uses?   
 
Notwithstanding the answer to Q5.31 the Council still consider that the site is deliverable for 
employment uses. 
 
Q5.33) What would be the impact on the biodiversity value of the Coventry Canal 
corridor and does criterion 3 of the policy provide sufficient safeguarding?  
 
The towpath is this side of the canal and not within the site allocation. The towpath provides 
the habitat corridor and criterion 3 would provide sufficient safeguarding for biodiversity.  
 


