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1. Introduction 
 

1.1. The following responses to the Inspectors questions are made on behalf of our client, the Arbury Estate in 

support of their landholdings at Faultlands and Coventry Road. The Arbury Estate support the Council’s 

proposed employment sites at Faultlands (EMP1) and Coventry Road (EMP4) subject to minor 

modifications to their respective policies as this Statement explains. 

 

1.2. This Hearing Statement is supplemented by a Market and Socio Economic Assessment Update Report 

(“M&SEA Update”) prepared by Savills, dated January 2018. The M&SEA Update is provided in full at 

Appendix 1.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Hearing Statement 

Matter 5 (Issues 1, 3 and 5)                                                                   Response by Savills [2.0034] 
 

 

 
   

  February 2018  2 

2. Issue 1: Meeting Employment Needs 
 

 

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?  

 

2.1. The SEP recognises that the provision of additional strategic employment land (including the extension of 

Bermuda Business Park, of which Faultlands [EMP1] and Coventry Road [EMP4] are part) is essential in 

order to deliver the level of economic growth required.   

 

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? 

 

2.2. As explained below and at Section 3, policies E1 and EMP1 as currently worded are unduly restrictive and 

insufficiently flexible to facilitate the necessary step change in economic growth.  

 

Q5.5)  From published Annual Monitoring Reports, and any other sources, what has been the past 

take-up of employment land in the Borough? 

 

2.3. Take-up often understates demand where supply has been restricted.  Future land supply should not be 

constrained on the basis of historic levels of take-up, particularly in light of the ambitious growth targets set 

out in the CWLEP SEP (and the West Midlands Combined Authority SEP [ref: OTH/04] which require a 

step-change in land supply.   

 

Q5.9)  Is the provision of 103.6 ha of employment land in the Plan justified? Does the Plan’s variance 

of allocating approximately 80ha 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? 

 

2.4. Given the critical shortage of land in the sub-region as defined by the evidence base and on the basis of 

market signals (see M&SEA Update, Sections 6-9) it is vital that sites are brought forward quickly and that 

additional employment land is provided in order to generate the jobs required by the SEP and to drive 

economic growth.    

 

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?  
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2.5. It is essential that deliverable sites such as Faultlands and Coventry Road are included which can contribute 

to the land supply in the short term.  

 

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 E12 justified? 

 

Policy E1 

 

2.6. Draft Policy E1 is negative, overly prescriptive, poorly worded and will generate a significant level of 

uncertainty around the delivery of strategic employment sites, as well as being difficult to enforce.  In 

particular:  

 

i. It is not clear whether the intention is that all of the criteria (a – c), or just one, must be met in order 

for development to be permitted.  

ii. It is not in line with national policy (NPPF, paragraph 21). 

iii. It is stated in the supporting text that the Borough has an ‘over dependency’ on manufacturing and 

distribution.  Target sectors should be encouraged via positive policies rather than by restricting other 

sectors in which the Borough has particular existing strengths (e.g. logistics). 

iv. There is an identified need for the Borough’s allocations to focus on the provision of sites to meet 

the needs of larger distribution uses1.  Policy E1 will not facilitate this. 

v. In relation to Criterion b, it is often hard to categorise an occupier by sector e.g. the logistics operation 

of an advanced manufacturing firm. 

vi. The restrictions in terms of type of occupier and job density (criteria a-c) create undue restrictions on 

future occupiers, which will make funding of speculative development or applications impossible and 

will severely constrain the deliverability of allocated sites. 

vii. It will be very difficult to enforce or monitor the Policy in relation to job density and end user (criterion 

a-c) in the short term and virtually impossible to do so in the long term after first occupation.  

viii. We support the encouragement of Inward Investment (criterion a). However, this criterion will 

discourage investment by local companies already present within the Borough and sub-region which 

should also be encouraged. 

ix. Criterion c is superfluous. 

 

2.7. Policy E1 should be amended as follows: 

 

Applications on the strategic employment sites and the portfolio of existing employment sites for 

economic uses, falling within use classes B1(b) B2 and B8 uses will be supported. subject to meeting 

the following criteria: 

a) Inward investment development, providing high quality and high density employment opportunities 

(this will be supported by a Supplementary Planning Document). 

b) Sectors in line with those prioritised in the Economic Development Strategy, which include: 

 Advanced Manufacturing 

 Professional Services 

                                                      
1 GL Hearn (2016) Nuneaton & Bedworth Employment Land Study, paragraph 8.6. 
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 Research and Development 

c) Applications generating permanent jobs that will help diversify the economy  

 

B1(a) office proposals in the first instance should be directed to Nuneaton and Bedworth town 

centres.  Ancillary B1(a) office proposals outside of these town centres, but within an strategic 

employment site or an existing employment site will be approved.  

Where applications for non B use class proposals are put forward the following should be addressed: 

 Level of economic development being generated (economic development uses cover a wide 

spectrum of areas, but excludes housing).  It should be noted that in line with Policy TC3 – Hierarchy 

of Centres.  

 Impact on neighbouring uses. 
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3. Issue 3: Faultlands (EMP1) 
 

Q5.18) Are there exceptional circumstances to alter the Green Belt boundary at this location?  

 

3.1. Yes. The Savills M&SEA (Appendix 1) sets out the case for the proposed strategic employment allocation 

in detail and explains that there is very strong support for additional employment land in order to facilitate 

the step-change in economic growth which is required in order to meet the LEP’s targets 

 

3.2. Details of the Site and its proposed development are provided at Appendix 2.  

 

Socio-Economic Need 

 

3.3. The Borough is one of the most deprived areas of the sub-region (M&SEA Update, Section 4).  The 

provision of sufficient new employment opportunities here is vitally important to help reduce sub-regional 

disparities and this is recognised in sub-regional strategy2.  The proposals at Faultlands [EMP1] provide 

the opportunity to generate significant economic benefits (M&SEA Update paragraphs 11.24 – 11.26). 

 

Quantitative Land Supply Position 

 

3.4. There is a shortage of land in the Borough based on the agreed re-distribution of Coventry’s unmet needs 

as set out in the Employment Land MoU3. There is a further significant shortfall of land sub-regionally 

compared to the 660 ha provision required.4 (ibid. paragraphs 7.12 – 7.19).   

 

Qualitative Land Supply Position 

 

3.5. Qualitatively, there is a shortfall of strategic sites that are deliverable in the short term in the sub-region.  

Many sites in the pipeline are small scale. There is an identified requirement in the Borough for sites to 

meet the needs of large scale distribution.5 

 

Market Signals 

 

3.6. There is a critical shortage of land and premises in the sub-region; only a 7 month supply of floorspace and 

2.1 to 2.7 years supply in total including ‘oven-ready’ sites (ibid. paragraph 9.13 and 9.15). The shortage 

particularly relates to larger buildings and sites capable of accommodating strategic needs. This position 

restricts occupier choice and risks investment being lost to other areas unless additional land is delivered 

in the short term.  

 

 

                                                      
2 CWLEP SEP, 2014 (Updated 2016) [Document ref: OTH/04] 
3 Joint Committee of Warwickshire Authorities (2016) Employment Land Memorandum of Understanding 
4 CBRE, Employment Land Use Study (2015) 
5 GL Hearn (2016) Nuneaton & Bedworth Employment Land Study, paragraph 8.6. 
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Deliverability 

 

3.7. The Site can be delivered in the short term. The submitted planning application is supported by significant 

background technical work and there are no significant infrastructure requirements which would preclude 

delivery. It is in single ownership. 

 

3.8. Faultlands will:  

 

 Meet the clear need for additional employment land in this location, in light of a shortfall in current 

allocations both locally and sub-regionally and the particular demand for strategic sites identified by the 

evidence base; 

 

 Respond to market signals indicating a strong need for additional high quality sites in accessible 

locations in the sub-region;  

 

 Respond to the socio-economic need for economic growth in Nuneaton & Bedworth, providing the 

opportunity to deliver significant socio-economic benefits to the local area, which is in particular need, 

relative to the rest of the sub-region; 

 

 Contribute towards meeting the targets set within the CWLEP SEP by creating opportunities for 

investment; maximise the benefit of public investment at Bermuda Park and along the A444 corridor; 

and 

 

 Provide for an extension of Bermuda Park, identified as a key strategic priority in the sub-region within 

both the SEP and CBRE’s 2015 Study. 

 

Contribution to the Green Belt  

 

3.9. The proposed development in this location would not look out of character within the context of the 

neighbouring Bermuda Park and Griff Lane Industrial Estate to the west of the Site. Land to the east of the 

Coventry Canal and immediately east of the Site benefits from a draft allocation for residential development 

which has been taken into consideration by the Estate’s proposals for this Site. It is therefore considered 

that the proposed allocation would not result in an isolated development. The inclusion of appropriate 

infrastructure and creation of structural landscaped boundaries, e.g. as proposed (see Appendix 3) will 

help to integrate the proposed built form into the landscape.  
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3.10. This allocation, in isolation or indeed combined with the neighbouring residential allocation, will not result 

in the unrestricted sprawl of large built up areas. In addition to the arguments surrounding development 

needs and land supply, the Site has been identified as an area where the purposes of the Green Belt are 

weaker and landscape character is poor (see Green Belt Review attached at Appendix 4). Existing storage 

around Faultlands farmstead, an existing urban fringe to the north, extensive transportation infrastructure, 

overhead powerlines and views of Griff Quarry to the south all have an urbanising effect and detract from 

the openness of the landscape. 

 

3.11. Gipsy Lane and the B4113 are major transport corridors with mature hedgerows and well-established trees. 

These form strong defensible boundaries to EMP1 and would protect the countryside from future 

encroachment. 

 

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?  

 

3.12. A signalised access junction in the location of the existing access into the Site is proposed from Coventry 

Road. The traffic generation forecast associated with the proposed development has been agreed with the 

Highways Authority. Strategic modelling has been undertaken to determine the impact of the proposed 

development using the Warwickshire County Council Nuneaton and Bedworth Wide Area (NBWA) model. 

The modelling was based on the traffic generation figures agreed by the County Council and the B2/B8 

split agreed between the Estate and NBBC (i.e. 30/70). Highways England and the Highways Authority 

accept that the proposal will have no detrimental impact upon the local or strategic highway network.  

 

3.13. The planning application proposes a new network of pedestrian and cycle routes through the Site which 

will connect with the existing network alongside the canal as well as towards the Bermuda Park railway 

station. Bus stops located along Coventry Road are within comfortable walking distance (within 400m) and 

are proposed for enhancement as part of the current proposals.  

 

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?  

 

3.14. The proposed development incorporates 20-80m buffers to the Coventry Canal and Griff Hollows Local 

Wildlife Site which provide substantial scope for high value ecological habitat creation (e.g. open water, 

reedbeds, marshy grassland). There would be no significant impact to either the Coventry Canal or Griff 

Hollows LWS during construction and a significant positive impact once the proposed habitats are 

established.  

 

3.15. Natural England has confirmed their intention to denotify the Griff Hill Quarry SSSI in the south-western 

corner of the Site and “...does not object to any allocation for development of land to the north of Gipsy 

Lane within the Griff Quarry SSSI” (Appendix 5). As such no impacts are predicted for Griff Hill Quarry 
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SSSI/the geological SSSI. The Estate works positively with Natural England to protect and manage the 

SSSI to the south of Gipsy Lane as part of the quarry restoration.  

 

Q5.21) How would the residential amenity of future adjoining properties (HSG3) be suitably 

safeguarded?  

 

3.16. The outline landscaping proposals (Appendix 3) incorporate a strong buffer of trees and scrub along the 

canal on the eastern edge of the Site and adjacent to proposed building facades. By selecting an 

appropriate species mix, this buffer could reach 15-20m in height once mature and protect views from future 

properties. In addition, building heights in the east would be limited to 17m (see Parameters Plan attached 

at Appendix 6).   

 

3.17. The proposed development has been acoustically modelled taking account of realistic sources of noise and 

operating times. This indicates that noise levels at the boundary of the adjoining residential allocation 

(HSG3) would be sufficiently low that if residents were to open their windows, and use their gardens, noise 

from the development would still be within guideline noise levels recommended in BS8233 and WHO. 

 

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?  

 

3.18. The existing Faultlands Farm buildings are not Listed Buildings nor have they been identified as of local 

interest by the Council. They comprise a non-designated heritage asset of limited heritage significance. 

The Historic Buildings Assessment undertaken by Cotswold Archaeology in support of the proposed 

development confirmed that the Farmhouse is not sufficient to influence or preclude development of the 

Site 

 

3.19. Coventry Canal is non-designated but considered of “...regional importance for its contribution towards the 

understanding of the economy and development of the town of Nuneaton” within the NBBC’s Heritage 

Assessment (ECUS). However, this character has already deteriorated through a prominent urban fringe, 

extensive transport infrastructure, overhead powerlines and views of the Quarry. Indeed, the historic 

landscape character of the Site is considered to be minimal as a result of the removal of field boundaries 

and intensive ploughing.  
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3.20. To the north and northwest of the Site runs the Griff Arm of the Coventry Canal which has been identified 

as having inspired George’ Eliot in the novel ‘Mill on the Floss’. The loss of field boundaries has made a 

dramatic impact upon this landscape and as such is not considered to contribute greatly to the 

understanding of the landscape within which she lived and wrote. The listed Griff House Hotel located 

approximately 360m to the south-west of the Site has been identified as the childhood home of George 

Eliot. The Site visit undertaken by Cotswold Archaeology in support the current planning application did not 

identify any potential impact to the setting of the listed hotel as intervening vegetation and topography of 

the Site does not permit views between the Site and the Listed Building.  

 

Q5.23) Is the policy, by virtue of having 20 criteria, sufficiently flexible to foster economic 

development? Are the criteria justified? 

 

3.21. Policy EMP1 will artificially restrict demand and potentially delay or prevent the Site being brought forward 

as proposed. It overly prescriptive and includes matters which would properly considered as part of a 

planning application. Whilst an indicative layout accompanies the current application, the ultimate layout 

will be determined by specific occupier requirements, in the context of an agreed strategy to mitigate the 

landscape and [other] impacts of the scheme.  

 

3.22. It is requested that the following criteria to Policy EMP1 are removed / or amended as specified below:  

 

“2. Any proportionate and CIL compliant transport improvements/upgrades required along Gipsy Lane as 

a result of the development and to the Gipsy Lane/Coventry Road junction”. [Additional text underlined].  

 

“6. Developer contribution towards diverting existing frequent local bus service(s) into the employment site 

in order to enhance accessibility for local residents. 

  

7. Developer contribution to secure provision of bus infrastructure at prominent locations within the 

employment site to complement point 6.” 

 

Reason: The need to divert frequent local bus services into the employment site is unnecessary. Bus stops 

located along Coventry Road are within comfortable walking distance (within 400m). The diversion of bus 

services into the Site would increase the journey times of existing routes. The Estate has agreed to fund 

the upgrade of the existing bus stops along Coventry Road within the vicinity of the Site.  

 

“8. A proportionate and CIL compliant Developer financial contribution towards Gipsy Lane Canal Bridge 

Strengthening / Widening Works to enhance local bus service accessibility to the employment site from 

Griff Roundabout, Coventry Road etc.” 

 

“9. A proportionate and CIL compliant Financial contribution towards the road improvement schemes in the 

A444 Corridor as set out in the Transport Modelling Report.” 

 

Reason: All necessary contributions will need to be CIL compliant and proportionate to the type and scale 

of development proposed.  
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“12. Provision of a wayleave for the electricity pylon”.  

 

Reason: This is a detailed design matter which is unnecessary.  

 

“13. Provision of landscape buffer and ecological mitigation and enhancement in the south western corner 

of the site and provision of wildlife corridors alongside the Coventry Canal potential Local Wildlife Site and 

Griff Hollows Local Wildlife Site.” 

 
Reason: No evidence supports this requirement for ecological mitigation in the south western corner of the 

Site. Natural England have no objection to development in this south western corner.  

 

“17. Scale and massing of any development should make reference to the size of the farmstead buildings.” 

 

Reason: There is no logic for the proposed employment uses to pay regard to the scale and mass of an 

isolated farmstead. The proposed uses are not compatible and it makes no sense for a strategic 

employment site to relate in scale and massing to an isolated farmstead which is not sufficient to influence 

or preclude the development of the Site.   

 

“18. Any employment units fronting onto the Coventry Canal Corridor should be limited to those of a smaller 

scale (height) and should be orientated so the shorter side of ‘gable end’ of the building fronts onto Coventry 

Canal Corridor.” 

 

Reason: This is a detailed design matter not for consideration as part of the strategic allocation of the Site.   

 

“19. Use of colour graduation on elevations from dark at the base to light colours near rooflines to better 

integrate development into the landscape.” 

 

Reason: Criterion 19 is a detailed design matter not for consideration as part of the strategic allocation of 

the Site.   

 

3.23. Paragraph 6.132 of the emerging Borough Plan suggests that “.... proposals for B8 uses will be resisted 

on this site” on landscape grounds which is clearly at odds with the wording of Policy EMP1 which is 

supportive of B1, B2 and B8 uses.   

3.24. This conflict was raised with NBBC Officers at a pre-application meeting in February 2017, during which 

NBBC’s Policy Officer confirmed that this text would be removed. Since then, Officers have proposed the 

following minor modification to paragraph 6.132: 
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“The landscape character of the Site is open countryside. The site is also at an elevated position and has 

limited opportunities for dense tree planting. On this basis, the scale and mass associated with B8 uses 

would of development should be unsuitable suitable for the landscape character of the area and therefore 

proposals for B8 uses which are not appropriate in terms of scale and mass will be resisted on this site”. 

(Source: NBBC/13.1A - Proposed minor modifications (August 2017 - NBBC) 

 

3.25. The proposed amendment to paragraph 6.132 fails to acknowledge the Council’s Landscape Character 

Assessment (2017) which recognises those site specific factors which influence the setting of the Site. 

Faultlands is heavily influenced by a prominent urban fringe to the north, extensive transportation 

infrastructure, an active quarry to the south along with noise from trains and vehicles to the west, all of 

which have an urbanising effect. Overhead powerlines detract from the sense of openness as recognised 

by the Council’s Nuneaton and Bedworth Landscape Capacity Study 2017. 

 

3.26. It is requested that paragraph 6.132 is removed as it serves no purpose to the overall strategic employment 

allocation of the Site. Matters of landscaping, and landscape and visual impact, will be considered (and are 

being considered) at the planning application stage and the inclusion of appropriate landscape buffers to 

the Canal, e.g. as set out within the Policy wording itself, are sufficient.  

 

Paragraph 6.133 

 

3.27. It is recommend that the last sentence to paragraph 6.133 is removed as there is no basis for this 

requirement in view of Natural England’s response (Appendix 5).  
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4. Issue 5: Coventry Road (EMP4) 
 

Q5.27) Are there exceptional circumstances to alter the Green Belt boundary at this location?  

 

4.1. Yes. See response above (paragraphs 3.1-3.9 of this Statement).  

 

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? 

 

4.2. The Sustainability Appraisal recognises that development could come forward in tandem with off-site 

biodiversity enhancement.  

 

Q5.29) How would the site be accessed from the highway network and have the traffic impacts on 

the local network been modelled/considered? 

 

4.3. Vehicular access/egress would utilise the existing access into the Site from Coventry Road which would be 

upgraded accordingly to reflect the scale and type of employment development proposed at the planning 

application stage. The traffic impact of this Site has been included within the Nuneaton and Bedworth Wide 

Area (NBWA) transport model and Strategic Transport Assessment. 

 

Q5.30) How would the residential amenity of adjoining properties be suitably safeguarded? 

 

4.4. This is a detailed matter which would form part of any future planning application which would consider 

layout, landscaping, building heights etc.  
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1. Executive Summary 

1.1. The allocation of Faultlands (and its removal from the Green Belt) for strategic employment development 

will:   

 Meet the clear need for additional employment land in this location, in light of a shortfall in current 

allocations both locally and sub-regionally and the particular demand for strategic sites identified 

by the evidence base; 

 

 Respond to market signals indicating a strong need for additional high quality sites in accessible 

locations in the sub-region;  

 

 Respond to the socio-economic need for economic growth in Nuneaton & Bedworth, providing 

the opportunity to deliver significant socio-economic benefits to the local area, which is in 

particular need, relative to the rest of the sub-region; 

 

 Provide an opportunity to deliver these benefits in the short term, given that a planning 

application has been submitted and the site is in single ownership.   

 

 Contribute towards meeting the targets set within the CWLEP SEP by creating opportunities for 

investment and maximising the benefit of public investment at Bermuda Park and along the A444 

corridor; and 

 

 Provide for an extension of Bermuda Park, identified as a key strategic priority in the sub-region 

within both the SEP and CBRE’s 2015 Employment Land Use Study and identified as one of the 

only potential strategic sites in the pipeline. 

 

1.2. There is very strong support for additional employment land in order to support the step-change in economic 

growth which is required in order to meet the LEP targets.  Nuneaton and Bedworth is one of the most 

deprived areas of the sub-region and it is therefore vitally important that new employment opportunities 

should be provided here in order to help to reduce the current disparities.  The proposals at Faultlands 

could generate up to 1,664 new jobs and £50 million additional Gross Value Added (GVA). 

1.3. It has been identified that c. 660 ha of additional land is required in the sub-region (CBRE, Employment 

Land Use Study, 2015).  This was on the assumption that strategic extensions to Bermuda Business Park, 

including Faultlands, were allocated for development.  Since this report was published, the land supply 

position has worsened considerably due to consistently high levels of take-up on strategic sites (and an 

overall reduction in the amount of land proposed to be allocated at Bermuda Park.   

1.4. There has been extremely strong demand over recent years and number of strategic sites now have little 

or no land remaining; including Ansty, Prologis Ryton, Rugby Gateway, Lyons Park, Whitley Business Park, 

Middlemarch Business Park and Birch Coppice.  Very few new strategic sites have become available over 

this period.  
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1.5. Furthermore, the sub-regional authorities are providing significantly less than the 660 ha recommended by 

CBRE when the replacement of employment land lost to other uses is accounted for. There is also an 

additional shortfall of land (9.4 ha to be provided in Nuneaton & Bedworth) based on the agreed re-

distribution of Coventry’s unmet needs as set out in the Employment Land Memorandum of Understanding 

signed by the Warwickshire Authorities in 2016.  Notwithstanding the quantitative position, the majority of 

land in the sub-regional supply, and coming through the pipeline, is relatively small and/or not suitable to 

meet strategic needs.  A significant proportion of the pipeline supply is unlikely to be delivered in the short 

term. 

1.6. A requirement for strategic sites which can cater for large scale distribution uses was identified specifically 

in relation to Nuneaton & Bedworth by GL Hearn who state that new allocations should particularly focus 

on addressing these needs (Nuneaton & Bedworth Employment Land Study, para. 8.6, 2016).  Faultlands 

is very well-placed to meet this need and is deliverable in short timescales, with a significant body of work 

already undertaken in support of the submitted outline planning application. 

1.7. The market reality is therefore one of extremely short supply and continuing levels of high demand for well-

located, accessible sites which can provide flexibility to occupiers by virtue of their size.   There is a critical 

shortage of land in the sub-region both quantitatively and qualitatively, with a particular shortage of well-

located sites, capable of accommodating larger requirements and offering flexibility to occupiers.    

1.8. Investment will be lost to the sub-region unless such land is brought forward in the short term to meet this 

need.  
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2. Introduction 

2.1. Savills is instructed by The Arbury Estate (the Estate) to consider and report on the socio-economic and 

market need for strategic employment development at land to the south of Nuneaton, herein after referred 

to as ‘Faultlands’.   Faultlands is located to the south of Nuneaton, close to junction 3 of the M6.  The site’s 

scale, together with this highly accessible and strategic location adjacent to Bermuda Business Park, 

means that the proposals would serve the needs of both Nuneaton and the wider sub-region. 

2.2. Faultlands is allocated as a strategic employment site in the publication draft Nuneaton and Bedworth 

Borough Plan (Draft Policy EMP1) but, as the emerging Plan is not yet adopted, still forms part of the Green 

Belt. In order for the site to be allocated (or for planning permission to be granted for development) and 

removed from the Green Belt, Exceptional Circumstances need to be demonstrated.   

2.3. This Update Report is submitted in support of the proposed allocation of Faultlands for strategic 

employment, and updates and expands upon the Socio-Economic and Market Need Assessment prepared 

by Savills in May 2017 and submitted in support of the outline planning application, submitted to the local 

authority in June 2017 (reference: 034901) for: 

Redevelopment of existing land for up to 92,904 sq. m of B2 (General industrial) and B8 (Storage or 

distribution) floorspace including associated engineering and ground modelling works, vehicular access, 

landscaping, sustainable drainage, car parking and all ancillary enabling and infrastructure works.  

 

2.4. Along with other considerations, the benefits of the site’s development in terms of economic growth, job 

creation and inward investment, together with the sufficiency of the existing and pipeline land supply 

portfolio, should be weighed against the Green Belt designation of the site when considering whether Very 

Special Circumstances exist to justify the site’s development. 

2.5. This document seeks to demonstrate the ‘need’ for the site to come forward for development, based upon: 

 the socio-economic context (the need for economic growth) and the potential benefits which could be 

realised by the site’s development; and 

 the market context for the development, including the demand and supply of land and premises in the 

Coventry & Warwickshire sub-region, and in Nuneaton and Bedworth. 

 

2.6. The remainder of this report is set out as follows: 

 A description and market assessment of the indicative development proposals which demonstrate the 

type and quantum of development which could be accommodated and delivered at the site, should it be 

allocated. (Section 3).   

 An assessment of the socio-economic context of Nuneaton and Bedworth Borough in relation to the 

other local authorities in the sub-region and the wider West Midlands (Section 4). 

 A review of relevant economic policy (Section 5) and the associated evidence base in relation to 

employment land in the Coventry and Warwickshire sub-region, and in Nuneaton & Bedworth (Sections 

6 and 7 respectively).   
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 A review of the national and regional context which influences employment supply and demand in the 

market area (Section 8). 

 An analysis of the market dynamics within the market area of the application proposals (in this case the 

Coventry and Warwickshire sub-region has been used), including an assessment of demand (to the 

extent that this is evidenced by take-up of floorspace) and competing land supply (existing and pipeline). 

(Section 9).   

 Assessment of the local economic benefits of the proposals, including job creation and gross value 

added (Section 10). 

 Summary and Conclusions (Section 11). 
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3. Site location and proposals 

3.1. This section provides an overview and market assessment of the site, in light of the draft allocation and the 

Estate’s indicative development proposals, which demonstrate the type and scale of development which 

could be delivered at Faultlands, should the site be allocated.  The site is deliverable within relatively short 

timescales, an outline application having already been submitted, and being in single ownership. 

Location  

3.2. Faultlands extends to 26 ha and is located within the administrative local authority area of Nuneaton & 

Bedworth Borough and within the Coventry & Warwickshire sub-region.  The application site is located to 

the south of Nuneaton, approximately 4.4 km (2.7 miles) north of Junction 3 of the M6 (see location plan at 

Figure 4.1). The site benefits from excellent access to the motorway junction, directly via the dualled A444.  

Gipsy Lane forms the southern boundary of the site and Griff Quarry lies beyond this to the south.  The site 

is bounded by the B4113 to the west: Bermuda Park Station and Bermuda Business Park lie beyond the 

B4113.  

Figure 3.1: Site Location 

 

 

3.3. The recently opened Bermuda Park Station is located in close proximity to Faultlands, on the eastern 

boundary of Bermuda Park, and provides regular services to Nuneaton (4 minutes) and Coventry (17 

minutes).   Faultlands is therefore able to provide excellent accessibility, both to the national road network 
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and via public transport.  

Bermuda Business Park 

3.4. Bermuda Business Park is a strategically important sub-regional employment site, providing a range of 

employment units for logistics and manufacturing occupiers.  Occupiers include the Dairy Crest National 

Distribution Centre (NDC), RS Components, TL and Hermes NDC.  There are also a number of 

manufacturers located at the Park, including: Milsco Manufacturing (design and manufacture of seats); VCS 

(prototype and sheet metal design and manufacture); and Subcon Laser Cutting (Laser Engineering).   Units 

here vary in scale, with the largest units being 27,870 sq. m - 37,170 sq. m (300,000 – 400,000 sq. ft).  

3.5. The strategic importance of growth in this location is recognised by the Coventry & Warwickshire Local 

Enterprise Partnership (CWLEP), who identify Bermuda Park as one of the top five priorities to generate 

employment opportunities in the sub-region (CWLEP SEP, 2014, page 3).  The significant public sector 

investment in the new Bermuda Park Station as part of ‘NUCKLE’ 1, further demonstrates the strategic 

importance of the location.  The Station was financed by a £4.75 million contribution from the Department 

for Transport, as well as contributions from the European Regional Development Fund, Warwickshire 

County Council and Centro. 

3.6. Faultlands provides a logical extension to Bermuda Park and has been proposed as an allocation in 

previous versions of the emerging Local Plan in order to meet this objective1.  It is logical that further 

development in this location should be brought forward, which can maximise the benefits of the location 

and maximise the impact of the significant public sector investment to date. 

Faultlands proposals 

3.7. Work undertaken to support the outline planning application has established that up to 92,904 sq. m 

(1,000,000 sq. ft) of B2 and B8 floorspace can be accommodated at Faultlands.   

3.8. The proposals are designed to accommodate manufacturing (B2) and logistics (B8) occupiers with larger 

floorplate requirements, the indicative masterplan which is appended to the Hearing Statement [ shows 

units of up to c.23,225 sq. m (250,000 sq. ft) but with flexibility to respond to larger requirements.  It is 

expected that the focus of demand will be in the range 9,290 sq. m to 46,400 sq. m.  

3.9. Proposals for the site are indicative only at this stage and will ultimately be influenced by specific occupier 

requirements in terms of scale, height and layout.  However, it has been clearly demonstrated that 

employment development capable of meeting local and sub-regional strategic needs can be delivered at 

Faultlands, thereby enabling the site to make a valuable contribution to the Borough’s employment land 

supply.  

 

  

                                                      
1 Nuneaton & Bedworth Preferred Options, 2013, Draft Policy DEV3 (Bermuda Extension 2 – ECO2) – part of allocation. 
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Market Positioning 

3.10. The likely demand profile of Faultlands is evidenced by the mix of uses at Bermuda Park and the success 

of this scheme in attracting both logistics and manufacturing occupiers. 

3.11. The site’s location has a number of clear advantages in terms of accessibility to the national road network; 

a central location within the UK; and a strong manufacturing base, particularly in relation to the aerospace 

and automotive industries and supply chains.   

3.12. For logistics, Nuneaton is situated within the ‘Golden Triangle’ which is the term used to describe those 

central locations within the UK which allow occupiers to easily receive goods (predominantly from the east 

coast ports for imported goods) and distribute them to the widest possible area from one location, due to 

the drive times that can be achieved (HGV drivers are limited to 4 hour drive times).  Drive times are not 

only affected by distance but also by the quality of the road network, congestion around major conurbations 

and the choice of alternative routes available.  There is a convergence of motorways within the Golden 

Triangle which allows 360 degree distribution (north via the M69 and M1; south via the M42/M40 and M1; 

east via the M45; west via the M6).  The application site’s accessibility to Junction 3 of the M6 means that 

proposals are well-placed to take advantage of this strategic location. 

3.13. Furthermore, manufacturing, particularly aerospace, automotive and machinery, remains a core strength 

of the Coventry & Warwickshire economy. Major companies based in the sub-region include Jaguar Land 

Rover, BMW, General Electric, and Aston Martin Lagonda.  The site is well-placed to meet the needs of 

both manufacturers and supply chain companies.  

3.14. Faultlands is therefore in a location which will attract demand across a wide spectrum of B2 and B8 uses 

and from a wide range of occupiers.  The proposals are of a sufficiently high quality in terms of the scheme’s 

location and accessibility, and type and scale of development which can be delivered at the site, to attract 

international and national investors and occupiers, looking for a site from which to serve the national, 

regional or sub-regional market, as well as manufacturers that can benefit from the sub-region’s sectoral 

strengths, together with local occupiers. 

3.15. The site has sufficient critical mass to create a high quality environment, provide flexibility to respond to a 

range of requirements, and be in a position to maintain supply opportunity over a reasonably long 

development period. Continuity of supply across the Borough is critical because of the length of time taken 

to deliver major sites.  An outline application has been submitted, accompanied by a significant amount of 

supporting work, and the site therefore is deliverable within relatively short timescales, following allocation. 

3.16. Key attributes of the Faultlands site, which will drive occupier demand (and secure the potential economic 

benefits), can be summarised as follows: 

 Excellent accessibility to the motorway network; 

 Location within the ‘Golden Triangle’ enabling distribution across national and regional networks; 

 Proximity of concentrations of population and consequently the ability to cater for ‘last-mile’ distribution; 

 Location in an area with a strong manufacturing base, making the site attractive to manufacturers, as 

well as supply chain companies; 
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 Access to a skilled labour pool across the sub-region;  

 Good public transport linkages; 

 Flexibility to respond to a range of occupier requirements; and 

 Proximity to an established and successful employment development at Bermuda Park. 
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4. Socio-economic assessment 

4.1. In order to assess the potential socio-economic impact and benefits of the proposals, we have assessed 

the socio-economic context of Nuneaton and Bedworth Borough (in comparison to the region and sub-

region), in terms of the workforce and the local economy, focusing on key indicators and comparators: 

 Population; 

 Skills of the resident population; 

 Economic activity – level of activity and occupational analysis; 

 Availability of jobs in the Borough; 

 Commuting patterns; 

 Unemployment; 

 Earnings; and  

 Deprivation 

 

Population  

4.2. The resident population of Nuneaton and Bedworth in 2015 was 126,300 (an increase of 6% since the 2001 

Census). The table below (Figure 4.1) shows how the population is structured, with people of working age 

(16-64) representing 62% of the total population. This is comparable with the regional average, which is 

62.3% (NOMIS2 Labour Market Profile).   

Figure 4.1: Population  

Age Number % 

0-15 24,153 19.1 

16-64 78,523 62.2 

65+ 23,643 18.7 

All ages 126,319 100% 

Source: ONS Mid-year population estimates (2015)  

 

Qualifications  

4.3. The attainment level of qualifications for residents aged 16 and over in Nuneaton and Bedworth, compared 

to the West Midlands and the other local authority areas in the Coventry & Warwickshire sub-region in 2016 

is shown in the following table and chart (Figures 4.2 and 4.3).  

4.4. This shows that the percentage of the working age population (aged 16-64) with NVQ4 qualifications and 

above in Nuneaton and Bedworth is, at 23.5%, markedly lower than the regional average (31.5%) and the 

lowest of all the authorities in the sub-region.  Nuneaton and Bedworth also has the lowest proportion of 

residents qualified to NVQ2 and NVQ3 level, and, together with Coventry, has the highest proportion of the 

population in the sub-region with no qualifications (almost 10%). 

  

                                                      
2 NOMIS – a database of government statistical information on the UK labour market  
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Figure 4.2: Qualifications  

 West 
Midlands 

Nuneaton 
&B’worth 

Stratford on 
Avon 

Warwick Coventry  N. 
Warwickshire 

Qualification  % (of population aged 16-64) 

NVQ4 and above 31.5 23.5 45.4 44.4 33.7 30.9 

NVQ3 and above 49.7 43.2 68.8 62.8 51.2 47.2 

NVQ2 and above  68.3 64.9 86.7 73.7 68.8 74.3 

NVQ1 and above  80.0 80.9 93.7 85.1 80.9 88.1 

Other qualifications   8.2 9.3 n/a 7.4 9.1 n/a 

None  11.8 9.9 4.1 7.5 9.9 n/a 

Source: NOMIS Labour Market Profile – ONS population profile 2016  

 

Figure 4.3 Qualifications  

 

Source: NOMIS Labour Market Profile – ONS population profile 2016 

 

Economic activity in the population and occupational categories  

4.5. Employment activity is an important indicator of the general economic characteristics of an area. In 2016, 

just less than 70% of the working age population in Nuneaton and Bedworth were ‘economically active’. 

This is lower than the regional average (75.4%) and lower than all the other local authorities within the sub-

region, as shown in the table below (Figure 4.4).  
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Figure 4.4: Economic activity 

Local authority  Economic activity (%) 

North Warwickshire  85.3 

Rugby  82.5 

Stratford-on-Avon 81.3 

Warwick  79.2 

Coventry  71.8 

Nuneaton and Bedworth  69.8 

West Midlands 75.4 

Source: NOMIS Labour Market Profile, January-December 2016 (% of those aged 16-64) 

 

4.6. Standard occupation classification (SOC) major groups are shown in Figures 4.5, along with the proportion 

of residents recorded in these groups in Nuneaton & Bedworth, as compared to the sub-regional and 

regional average.  

4.7. Nuneaton and Bedworth has the lowest proportion of residents in the sub-region employed in SOC groups 

1-3 (managerial and professional occupations) at c. 36%, compared to a regional average of 40%. 

Nuneaton and Bedworth has the highest proportion of people employed in SOC 4-5 (administrative, 

secretarial and skilled trades); at 32% this is significantly higher than the regional average and the 

proportion across the other sub-regional authorities. There are relatively few people in Nuneaton and 

Bedworth employed in SOC 8-9, which would include product assembly and industrial plant operation and 

monitoring.   

Figure 4.5: Occupation – sub-regional comparison 

 

Source: NOMIS Labour Market Profile – ONS annual population survey (2016) 
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Job density   

4.8. Labour market statistics available from Nomis include an indication of job density. Job density is a ratio 

calculated as the number of jobs in an area divided by the resident population aged 16-64 in that area. For 

example, a job density of 1.0 means that there is one job for every resident. According to Nomis, in 2015, 

the job density across the district of Nuneaton and Bedworth was 0.65, which is the lowest of the authorities 

in the sub-region. In contrast, there are more jobs than residents in North Warwickshire, Stratford-on-Avon 

and Warwick, as shown by the job density in these areas (Figure 4.6, below).  

Figure 4.6: Job density 

Local authority  Job Density  

North Warwickshire  1.22 

Stratford-on-Avon 1.10 

Warwick 1.02 

Rugby  0.81 

Coventry  0.76 

Nuneaton and Bedworth  0.65 

West Midlands 0.78 

Source: NOMIS Labour Market Profile, 2015 

 

Commuting  

4.9. The 2011 Census recorded the usual residents of an area aged 16 and over in employment during the 

week before the Census and shows the movement between their area of residence and their workplace. 

This can be used to identify patterns of commuting and indicate whether a proportion of the potential 

‘workplace based’ income of a local area is ‘leaking’ to other districts. The Census data shows that there is 

a substantial net outflow of people (14,900) from Nuneaton and Bedworth to other districts3.  Whilst 

approximately 15,000 people commute into the Nuneaton and Bedworth Borough from other local authority 

areas, nearly double, 30,000 residents within the Borough, out-commute (i.e. beyond the Borough 

boundaries) for work. This outflow of the working population is mostly to the benefit of Coventry, North 

Warwickshire, and Hinckley and Bosworth as seen at Figure 4.7, below.    

  

                                                      
3 ONS Census 2011, Table WU03EW 
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Figure 4.7: Commuting patterns 

 

 

Unemployment  

4.10. An indication of the level of unemployment within an area is provided by the Claimant Count. This provides 

a record of the number of people claiming Jobseekers Allowance, plus those who claim Universal Credit 

and are who required to seek and be available for work. In March 2017, the Claimant Count in Nuneaton 

and Bedworth was 1,505, or 1.9% of the resident population aged 16-64 (NOMIS).  As shown in Figure 4.8, 

unemployment in Nuneaton and Bedworth is at a similar level to Coventry and Rugby but three times that 

of Stratford on Avon, and more than double the proportion seen in Warwick.  
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Figure 4.8: Unemployment 

Local authority  Claimant Count as % of 
population aged 16-64 

Coventry  2.0 

Nuneaton and Bedworth  1.9 

Rugby  1.8 

North Warwickshire  1.1 

Warwick 0.7 

Stratford-on-Avon 0.6 

West Midlands  2.5 

Source: NOMIS Labour market statistics (March 2017)  

 

Earnings  

4.11. As shown in the table below (Figure 4.9), average earnings in Nuneaton and Bedworth are the lowest in 

the sub-region, and below the West Midlands average. It also shows that residents whose place of work is 

also in Nuneaton and Bedworth tend to receive less remuneration that those who travel to work outside the 

Borough.  

Figure 4.9: Earnings (full time workers) 

Local authority  Gross weekly pay  
by place of residence  

Gross weekly pay  
by place of work 

Rugby  £570.2 £589.2 

Stratford-on-Avon £568.7 £572.0 

Warwick £634.7 £562.8 

Coventry  £539.0 £558.3 

North Warwickshire  £555.4 £515.6 

Nuneaton and Bedworth  £502.9 £460.0 

West Midlands £507.8 £510.2 

Source: NOMIS Labour Market Profile, 2016 

 

Deprivation 

4.12. The 2015 Indices of Deprivation provide a set of relative measures of deprivation for small areas (Lower-

layer Super Output Areas) across England, based on seven different domains of deprivation: income, 

employment, education, health, crime, barriers to housing and services, and the living environment (see 

Figure 4.10). Combining information from the seven domains produces an overall relative measure of 

deprivation, the Index of Multiple Deprivation, which is experienced by residents of a neighbourhood. The 

scores for local authority areas can then be ranked, with 1 being the most deprived and 326 being the least 

deprived.  
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Figure 4.10: Domains of deprivation 

 

 

 

4.13. The Borough ranks 111 out of 326 local authorities, which means that approximately two thirds of local 

authorities in England are less deprived than Nuneaton and Bedworth. The table below shows the IMD rank 

for Nuneaton and Bedworth compared with the other CWLEP authorities. By this measure, Nuneaton and 

Bedworth is the second most deprived authority in the sub-region, with only Coventry being more deprived 

(Figure 4.11, below). 

Figure 4.11: Index of Multiple Deprivation 

Local authority  IMD (Rank of 
average score) 

Stratford-on-Avon 272 

Warwick 267 

Rugby  240 

North Warwickshire  190 

Nuneaton and Bedworth  111 

Coventry  54 

Source: DCLG, English Indices of Deprivation 2015, Local authority district summaries  

Summary and Conclusion 

4.14. In comparison with its neighbours, the labour market in Nuneaton and Bedworth is characterised by a 

significantly lower rate of economic activity and a higher claimant count proportion.  

4.15. Compared to the regional average, and to the other local authorities in the sub-region, the Borough’s 

population is relatively unskilled, with a lower proportion of people qualified to NVQ2, 3 and 4.  The 

comparatively low job density correlates with the commuting pattern that shows an outflow that is twice that 

of the people coming into Nuneaton and Bedworth to work.  The data suggests that there is more labour 

available than opportunities in Nuneaton and Bedworth.  
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4.16. Nuneaton and Bedworth has the lowest proportion of people working in managerial and professional 

occupations in the sub-region, with a greater proportion in skilled trades and administrative positions. 

Average earnings in Nuneaton and Bedworth are lower than in all the neighbouring authorities.  

4.17. In addition, as shown more broadly by the IMD ranking, Nuneaton and Bedworth is a relatively deprived 

area within England and within the Coventry and Warwickshire sub-region. 

4.18. Against this socio-economic background, it is clear that there is a significant need for economic growth and 

additional employment opportunities in the Borough.  Jobs growth is dependant upon the provision of 

sufficient land (both qualitatively and quantitatively). The specific socio-economic benefits that could be 

generated by the proposed development at Faultlands are considered at Section 10. 
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5. Economic Policy 

5.1. This section addresses the key economic policies and strategies which relate to the need for the Faultlands 

proposals.  Policies at a national, regional, sub-regional and local level have been reviewed as follows: 

 National Planning Policy Framework (March 2012); 

 Plan For Growth (March 2011); 

 Coventry & Warwickshire City Deal (December 2013); 

 Coventry & Warwickshire Local Enterprise Partnership Strategic Economic Plan (CWLEP SEP) (March 

2014); 

 CWLEP SEP Update (August 2016); 

 West Midlands Combined Authority Strategic Economic Plan  (WMCA SEP) (June 2016); 

 The Industrial Strategy White Paper (November 2017); 

 Publication Draft Nuneaton & Bedworth Local Plan 2011-2031 (2017) 

 

 

National Planning Policy Framework (March 2012) 

5.2. The National Planning Policy Framework (NPPF) sets out the Government’s planning policies for England 

and represents a material consideration in decision taking terms.  It introduces a presumption in favour of 

sustainable development and achieving economic growth.  

5.3. One of the NPPF’s core principles is that planning should “proactively drive and support sustainable 

economic development to deliver the homes, business and industrial units, infrastructure and thriving local 

places that the country needs.  Every effort should be made objectively to identify and then meet the 

housing, business and other development needs of an area, and respond positively to wider opportunities 

for growth.” (paragraph 17).   

5.4. It sets out the Government’s commitment to securing economic growth stating that “significant weight 

should be placed on the need to support economic growth through the planning system” (paragraph 19) 

and that “local authorities should plan proactively to meet the development needs of business...” (paragraph 

20).  Specifically, in drawing up Local Plans, local authorities should, inter alia (paragraph 21): 

 “set criteria, or identify strategic sites, for local and inward investment to match the strategy and to meet 

anticipated needs over the plan period; 

 support existing business sectors...and, where possible, identify and plan for new or emerging sectors 

likely to locate in their area; 

 plan positively for the location, promotion and expansion of clusters or networks of knowledge driven, 

creative or high technology industries; 

 identify priority areas for economic regeneration, infrastructure provision and environmental 

enhancement”. 

 

5.5. A duty to cooperate on planning issues that cross administrative boundaries is placed on public bodies 

(paragraph 178), particularly in relation to the strategic priorities (including the delivery of jobs and the 



 

 

Faultlands, Nuneaton 

Socio-Economic & Market Need Assessment 

 

 

The Arbury Estate  January 2018 
 

 18 

provision of employment land) as set out in paragraphs 156 and 157. Furthermore, the need for a cross 

boundary approach to employment land allocation responds directly to paragraph 158 of the NPPF: 

"Each local planning authority should ensure that the Local Plan is based on adequate, up-to-

date and relevant evidence about the economic, social and environmental characteristics and 

prospects of the area. Local planning authorities should ensure that their assessment of and 

strategies for housing, employment and other uses are integrated, and that they take full account 

of relevant market and economic signals."  

 

5.6. The Local Plan evidence base should include an understanding of economic markets developed in 

partnership with Local Enterprise Partnerships and businesses and seek to accommodate these 

requirements (paragraph 160). 

Plan for Growth (March 2011) 

5.7. The Plan for Growth was published by HM Treasury and the Department for Business, Innovation and 

Skills, in March 2011.  It sets out the then Coalition Government’s goals for economic development, with 

an economic policy objective which is to achieve strong, sustainable and balanced growth that is more 

evenly shared across the country and between industries. The Coalition Government committed to the 

creation of Enterprise Zones and the Local Economic Partnerships (LEPs) in order to support development 

and investment, recognising the importance of property and development in ensuring economic growth. In 

abolishing Regional Spatial Strategy, LEPs were established to reflect genuine “market” areas and address 

local economic needs.    

5.8. The Plan for Growth contains four overarching ambitions: 

 to create the most competitive tax system in the G20; 

 to make the UK one of the best places in Europe to start, finance and grow a business; 

 to encourage investment and exports as a route to a more balanced economy; and 

 to create a more educated workforce that is the most flexible in Europe. 

 

5.9. It is stated that growth will be encouraged in the following sectors:  

 healthcare and life sciences  

 advanced manufacturing  

 construction  

 digital and creative industries  

 retail  

 professional and business services  

 the space industry; and  

 tourism  

 

5.10. LEPs are therefore the appropriate bodies to identify strategic needs for an area and the formation of the 

Coventry and Warwickshire LEP (CWLEP) provided the necessary platform to formulate economic policy 
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objectives - grounded on a private sector/public sector collaboration that is business led and “allows the 

people who know their local economy best to plan and undertake the most appropriate actions.”  (Coventry 

& Warwickshire LEP Five Year Strategy 2011 – 2026, page 1). The creation of the CWLEP also gives 

formal recognition to the sub-region as a Functional Economic Market Area (FEMA). 

Coventry & Warwickshire City Deal (December 2013) 

5.11. The Coventry and Warwickshire City Deal outlined “an ambitious proposal to maximise growth in the area’s 

advanced manufacturing and engineering sector (including the auto sector) by growing advanced 

manufacturing SMEs” (p4). Inter alia it proposed to set up the Midlands Automotive Engineering and 

Research Advisory Board (p7) to complement the national strategy of improving the co-ordination and 

collaboration between the automobile sector and higher education. It also recognised that “the current 

planning system presents barriers to growth” (p27) and accordingly the City Deal will provide “A sub-

regional spatial planning approach that provides a pipeline of suitable, available and deliverable sites.” 

(p27) Two actions were to complete the CWLEP major sites study and complete a sub-regional strategic 

employment land study (p28). Both of these have now been completed. 

CWLEP Strategic Economic Plan (March 2014) 

5.12. The Coventry and Warwickshire Local Enterprise Partnership (CWLEP) published its Strategic Economic 

Plan (SEP) in March 2014.  The aim of the Strategic Economic Plan (SEP) is to improve the competitiveness 

of the sub-regional economy.  By 2031, the LEP’s aspiration was that the population of the sub-region will 

have generated 94,500 new jobs, unlocked at least 250 ha of employment land and provided 76,000 new 

homes (page 9).  In order to improve the economic competitiveness of the sub-region, the CWLEP set out 

their Vision of the sub-region by 2025 which is reproduced below (Figure 5.1).  

Figure 5.1: CWLEP Vision to 2025 (2014) 

 

Source: CWLEP Strategic Economic Plan, 2014, para. 2.2 

5.13. Specifically, the CWLEP aims to increase annual net GVA by £1.216 billion by 2025 and £2.761 billion by 

2030, as well as providing significant employment growth, with over 50,000 new jobs and 1,195,000 sq. m 

of additional floorspace on employment sites by 2030 (page 15). 

5.14. The LEP’s Vision and aspirations are to be achieved via four investment programmes, shown on the 

diagram below (Figure 5.2): 
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Figure 5.2: CWLEP Investment Programmes (2014) 

 

Source: CWLEP SEP (2014), page 10 

 

5.15. The SEP states that ‘The availability of employment sites is fundamental to improving the competitive edge 

of Coventry and Warwickshire, to attract new investors and retain local businesses in support of economic 

sectors and wider business growth.” (page 29). Therefore, a key part of the first theme/programme, 

‘Unlocking our Growth Potential’, is the provision of sufficient high quality employment land. Bermuda Park 

is identified as one of the top 5 priorities in terms of meeting the job growth targets of the LEP (page 3). 

Bermuda Park is also identified as one of thirteen ‘Prioritised Employment Sites’ where the LEP will work 

to support future development (page 10 and 23).   The sites are principally located along the well-

established north-south travel to work corridor from Hinckley – Nuneaton – Coventry – Leamington Spa – 

Warwick.  

5.16. It is proposed to support priority capital infrastructure projects in order to stimulate and accelerate business 

investment around the identified key employment sites; support sector-specific site developments and 

facilitate wider economic growth (page 25). The A444 north-south corridor is identified as being critical to 

the economic activity in the sub-region and the improvement of accessibility along this corridor is a priority 

for the LEP (page 29). 

5.17. The disparities in the sub-region are recognised, with Nuneaton and Bedworth having relatively fewer 

employment opportunities than the rest of the CWLEP area, and it is stated that “It is these disparities which 

highlight the need for improved transport connectivity and employment growth sites to account for both an 

expansion in employment opportunities and to address issues of underemployment.” (page 27).   

5.18. Following the submission of the SEP, the Coventry & Warwickshire Growth Deal (2014) was signed, 

reflecting the funding agreement from Government in order to help meet the LEP objectives and committing 

£74.1 million from the Local Growth Fund (2014/2015) and a provision allocation of £13.6 million 

(2015/2016), and £20.6 million (2016/2017 to 2021).  The NUCKLE rail link between Coventry and 

Nuneaton and the new station at Bermuda Park were included as part of the agreement. 
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CWLEP Strategic Economic Plan Update (August 2016) 

5.19. CWLEP published an updated SEP in 2016. Despite strong economic growth in the sub-region, a significant 

output gap (£460.2 million in 2014) has been identified.  The local economy needs to grow at 3.3% per 

annum (assuming a UK GVA Growth Rate of 3%) if this output gap is to be removed by 2030. The main 

sectors that are expected to contribute to this GVA growth include the Automotive, Construction, ICT, 

Architecture/Civil Engineering and Logistics sectors.  It follows therefore that significant investment needs 

to be made in these sectors if they are to provide the growth that Coventry & Warwickshire collectively 

requires.  

5.20. The SEP update also notes the inequalities in the sub-region, with Coventry and Nuneaton and Bedworth 

having lower job densities, economic activity, employment and skills than areas to the south of the sub-

region.  Accordingly, proposals include the Urban Core strategic programme which will focus investment 

on these areas of greater need, including the town and city centres and the A444 growth corridor, to which 

Faultlands relates (CWLEP SEP update 2016, page 24). 

5.21. The slightly updated vision for the sub-region is as follows: 

“Coventry & Warwickshire is recognised as a global hub for knowledge-based industries, 

leading the way in advanced manufacturing & engineering and digital sectors. Building on its 

central location, employment sites, distinctive businesses, innovation and cultural assets and 

highly talented workforce, by 2025 Coventry & Warwickshire will be a high performing economy 

with our innovative businesses competing internationally, growing and providing better paid 

employment opportunities for all of our residents across both our rural and urban areas.”  

 

5.22. The five key themes (strategic pillars) in the updated SEP are set out at Figure 5.3 below, which reflect the 

investment programmes in the 2014 SEP, but with the addition of ‘Culture and Tourism’: 

Figure 5.3: Five Pillars of Activity (CWLEP SEP Update) 

 

Source: CWLEP Strategic Economic Plan Update (2016, p.23) 

5.23. In relation to the first pillar, unlocking CWLEP’s growth potential, it is recognised in the updated SEP that 

there has been high levels of take up on high quality employment sites and that these are close to being 
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exhausted, which will lead to future growth being constrained and investment being lost to other areas 

unless proposed sites are delivered and future sites are identified (page 25).  A particular need for strategic 

sites is identified. These conclusions are based upon analysis undertaken by CBRE in August 2015 (this 

document is reviewed at paragraph 6.5). 

5.24. It is stated that, “The scarcity of available land in the short-term has the potential to damage the 

economic prospects of the area by preventing investment opportunities to be fully secured.  Indeed 

there is the risk that potential investors would be forced to consider alternative locations outside 

of Coventry and Warwickshire.” (page 24). Furthermore, that “it is crucial that the future supply of 

employment land, both in terms of size and location, and the subsequent supply of units, can respond to 

the demands of investors” (page 25). 

5.25. It is therefore absolutely clear that there is a requirement for new major strategic employment sites to be 

identified and delivered in order to ensure that the SEP’s goals in relation to economic competitiveness, job 

creation and economic growth, can be achieved.  

5.26. The allocation of Faultlands will directly address the strategic objectives of the CWLEP, providing a high 

quality strategic employment site to serve the needs of the sub-region, in an area identified as having 

greatest need, and which has already been the focus of significant public sector investment.   

West Midlands Combined Authority Strategic Economic Plan (June 2016) 

5.27. Nuneaton and Bedworth is a non-constituent member of the West Midlands Combined Authority (WMCA). 

The WMCA Strategic Economic Plan (WMCA SEP) brings together the SEPs of the three component LEPs 

(Greater Birmingham and Solihull; Black Country; and, Coventry and Warwickshire).  

5.28. Overall the WMCA SEP identifies a need for 500,000 new jobs in the period to 2030, an increase on the 

sum of the three individual SEPs. This target has been incorporated to close the productivity gap with the 

rest of the country three years sooner than the individual LEP targets would achieve. The first priority for 

the WMCA SEP is to harness the biggest concentrations of high value manufacturing business in Europe 

and their supply chains. Other priorities include maximising the growth benefits from HS2. The WMCA SEP 

seeks to use the momentum of HS2 to improve connectivity with in the UK Central growth corridor.  

5.29. The WMCA SEP identifies an urgent need to identify additional major strategic sites for employment 

development, and for such sites to be an asset for the WMCA as a whole. The WMCA has established 

commissions to help it achieve its SEP targets. These include the West Midlands Land Commission 

(WMLC) which reported in February 20174 after the SEP was published and concluded that, inter alia, a 

step change is required in terms of the amount of land being brought forward and that a Green Belt review 

would be necessary to facilitate this (see paragraph 6.26 for full review of this document). 

Industrial Strategy White Paper (November 2017) 

5.30. The White Paper is the Government’s strategy for economic growth in light of the UK’s exit from the 

                                                      
4 West Midlands Land Commission (February 2017) Final Report to the West Midlands Combined Authority Board 
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European Union.  The key objective is to improve living standards and economic growth by increasing 

productivity and driving growth across the whole country.  Regional disparities are increasing between 

London and the rest of the UK, and the productivity gap between the UK and countries such as France, 

Germany and the US is also increasing.  

5.31. The Strategy sets out the Government’s vision for the future economy and the strategy to boost the 

productivity, earning power and quality of life of the British people.  The aim of the Strategy is ‘that by 2030 

we will have transformed productivity and earning power across the UK to become the world’s most 

innovative economy and the best place to start and grow a business, with upgraded infrastructure and 

prosperous communities across the country.” (page 241). 

5.32. The White Paper is based upon five foundations of productivity: ideas; people; infrastructure; business 

environment; and places.  Four ‘Grand Challenges’ are identified, with the aim of putting the UK at the 

forefront of the industries of the future (page 34): 

1. Put the UK at the forefront of the artificial intelligence and data revolution; 

2. Maximise the advantages for UK industry from the global shift to clean growth; 

3. Become a world leader in shaping the future of mobility; and 

4. Harness the power of innovation to help meet the needs of an ageing society. 

 

5.33. Particularly relevant in relation to the economy of the West Midlands and the sub-region is the third 

challenge, which relates to the way in which people, goods and services are moved around and the changes 

being driven by innovations in engineering technology and business models.  For example, electrification 

and automation of road vehicles.  The region is at the forefront of new technologies in the automotive sector.   

5.34. The Strategy announces the launch and roll out of Sector Deals (partnerships between Government and 

industry aiming to increase sector productivity) in life sciences, construction, artificial intelligence and the 

automotive sector.  This builds upon previous successes, such as the Government’s backing of the UK 

aerospace sector 

5.35. In order to help de-centralise the UK economy and reduce regional disparities, the Government proposes 

to agree Local Industrial Strategies that build on local strengths and deliver on economic opportunities and 

guide use of local and national funding.  Local Strategies will be aligned to the National Strategy and identify 

local strengths and challenges, future opportunities and the action needed to boost productivity, earning 

power and competitiveness (page 220).  

5.36. The Government is going to make £12m available to Mayoral Combined Authorities over the next two years 

and a ‘deepening’ of the devolution deal with the West Midlands Combined Authority (WMCA) has been 

announced, including £6million for housing delivery taskforce, £5m for a construction skills training 

programme and a £250m allocation from the new £1.7 billion Transforming Cities Fund, to be spent on 

local intra-city transport priorities (page 222). A more strategic approach is to be taken to new infrastructure 

investment via the ‘Rebalancing Toolkit’ which will mean that all decisions on significant investments are 

taken with due consideration to the impact on local growth. (page 233). 

5.37. It is stated in the Strategy that the Government is to undertake a review of the roles and responsibilities of 
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the LEPs in order to bring forward reforms to leadership, governance, acountability, financial reporting and 

geographical boundaries, and that a more clearly defined set of activities and objectives will be set out in 

early 2018.  Once this review is undertaken, it is stated that additional resources will be made available to 

the LEPs (page 223). 

5.38. Regional collaboration, such as the Midlands Engine, is identified as being increasingly important to 

increase skilled labour, drive market competition and help promote the UK on the World Stage (page 225). 

Once the UK departs from the EU, the Government will launch the UK Shared Prosperity Fund, which will 

be consulted on in 2018.  Funding will be guaranteed for any project signed whilst the UK is in the EU (on 

the proviso that the project meets certain criteria). The Government remains committed to business rates 

retention in England and is working with local government on further reforms (page 228).  100 percent 

business rates retention has been piloted in a number of areas since April 2017 (including the West 

Midlands) and this will be expanded to additional areas in April 2018. (page 228).  “The success of our 

Industrial Strategy relies on credible Local Industrial Strategies and strengthened local leadership, 

supported by effective, locally-targeted national policies.” (page 229. 

5.39. Key themes of the document are continued devolution to regional and local level, with increasing 

accountability and regulation for LEPs and an increasing role for the Combined Authority.  The 

Government’s support for local growth and funding for infrastructure which supports economic growth in 

the regions is clear.  The West Midlands (and Coventry & Warwickshire) is very well placed to take 

advantage of the proposals in the Strategy, being one of the regions at the forefront of devolution, with 

many structures already in place.  The region and sub-region are also home to a strong advanced 

manufacturing sector, which is the focus of the Government’s Strategy for industrial growth.  The automotive 

and aerospace sectors particularly are well-placed to take advantage of the additional (albeit not new) 

funding that could be available via Sector Deals.  

The Midlands Engine Strategy (March 2017) 

5.40. The Midlands Engine Strategy (MES) was published in March 2017 and sets out the Government’s plan 

‘for making the Midlands a powerful engine for growth’. The area covered includes the Coventry and 

Warwickshire sub-region and Nuneaton and Bedworth within its scope.  The MES illustrates how the 

Government wishes to see locations plan on a cross boundary basis to maximise economic potential. The 

Strategy seeks to deliver the aims of the Industrial Green Paper (now the White Paper, see paragraph 6.31 

below) at a regional level.  The Midlands Engine 5 point strategy includes: supporting enterprise and 

innovation; strengthening skills to further support the Midlands being chosen as the preferred location for 

business; and promotion of the Midlands to maximise trade and investment.  

5.41. A total of £42.44 million of additional funding for CWLEP was announced within the MES including £25m 

to unlock housing and employment sites and improve broadband connectivity. 

Publication Draft Nuneaton & Bedworth Local Plan 2011-2031 (2017) 

5.42. It is relevant here to review the economic objectives set out in the emerging Local Plan, given that this 

reflects the most up to date aspirations of the local authority.  As per our analysis at Section 4, it is 

recognised that the Borough lags behind other locations in Warwickshire on the basis of a number of key 
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indicators such as deprivation, crime rates, skills, employment and life expectancy (paragraph 2.14). Within 

the Borough, the most deprived areas are located to the west.   

5.43. The following vision is set out:    

By 2031, Nuneaton and Bedworth Borough will be a place where there are opportunities for sustainable 

economic growth with diverse job prospects, healthy and safe communities and an integrated 

infrastructure network.  Businesses will want to invest in the Borough as a result of the outcomes of 

policies in the Plan, which will include creating an attractive environment. (paragraph 4.1) 

 

5.44. In order to achieve this vision, eight objectives are set out in the emerging Plan.  The first two objectives 

are of most relevance to the application proposals: 

 Objective 1: To use economically driven growth in a way that will help regenerate the Borough and raise 

its profile as a more attractive place to live, but particularly to work and invest in. 

 Objective 2: To seek employment opportunities that will support the diversification of the Borough’s 

economy and improve job opportunities for residents.  In particular:  

o Maintain and improve existing employment sites....; 

o Provide additional employment land that is attractive to investors in the following locations....: 

[including the application site]; 

o Enable growth in a diverse range of sectors, particularly focusing on the following: 

 Business services; 

 Construction;  

 Distribution and retail; 

 Health; 

 Transport and communications; 

 Engineering. 

o Encourage offices and other high value employment generators in Nuneaton and Bedworth town 

centres. 

o Use growth to promote training and educational facilities and opportunities which will improve the 

skills of the current and future labour market. 

o Improve accessibility, via public transport, to job opportunities in the Borough and in nearby towns 

such as Coventry, Hinckley, Leicester and Atherstone. 

 

5.45. The allocation of Faultlands for strategic employment development is directly aligned with the emerging 

economic objectives of Nuneaton & Bedworth BC, providing additional high quality employment land which 

has the potential to enable growth in a number of target sectors. 

Summary & Conclusion 

5.46. There is a strong commitment to economic growth from the Government, the Local Enterprise Partnership 

(LEP) and the local authority and a recognition that a significant amount of additional employment land is 

required to deliver the growth targets set out in the Strategic Economic Plans of CWLEP and WMCA.  

5.47. Key themes which consistently appear within the relevant policy documents and strategies include: 



 

 

Faultlands, Nuneaton 

Socio-Economic & Market Need Assessment 

 

 

The Arbury Estate  January 2018 
 

 26 

 the importance of cross boundary issues (including provision of sufficient sub-regional employment land) 

and the need for areas to cooperate with one another to deliver growth; 

 the need to improve productivity and reduce disparities – nationally, regionally and within the sub-region;  

 a corresponding focus on regional growth; 

 increasing devolution with support for regional collaboration and increasing importance/accountability 

of the LEPs;  and  

 the urgent need for more employment land, particularly strategic sites. 

 

5.48. In line with our analysis at Section 5, it is recognised in economic strategy and policy that in the CWLEP, 

there is a disparity between the north and south of the sub-region, with Nuneaton and Bedworth performing 

worse than areas to the south.  Furthermore, the sub-region does not perform as well as it should in 

comparison to the UK.  The logistics and the automotive sector are both identified as key sub-regional 

growth sectors.  The delivery of major new development sites is recognised as essential in order to deliver 

the growth targets set out in the CWLEP SEP.   The importance of the delivery of additional land is clearly 

illustrated by the Government’s funding commitment to unlock employment land in the sub-region. 

5.49. The proposals directly address the strategic objectives of the CWLEP SEP and the WMCA SEP. 

5.50. Via the emerging Local Plan, the local authority are seeking to encourage economic growth to help 

regenerate the Borough and are seeking employment opportunities which support diversification and 

improve the job opportunities on offer to local residents. Additional employment land is recognised as one 

of the key ways to meet the Borough’s objectives.  Relevant to the application proposals, distribution and 

construction are both recognised as key sectors where growth should be enabled and encouraged. 

5.51. The application proposals are fully in line with national, sub-regional and local economic priorities, providing 

high quality employment land, which will generate significant economic benefits for Nuneaton and 

Bedworth.  The local economic benefits of the proposal are considered at Section 10.  
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6. The Existing Evidence Base – regional & sub-regional 

context 

6.1. A number of studies have been undertaken which have considered the employment land supply in the 

region and the sub-region.  We have analysed the following reports in this section: 

 Coventry & Warwickshire Strategic Employment Land Study (On behalf of the Coventry & Warwickshire 

LEP, Atkins, October 2014); 

 Employment Land Use Study (On behalf of the Coventry & Warwickshire LEP, CBRE, August 2015); 

 West Midlands Strategic Employment Sites Study (Peter Brett Associates and JLL, September 2015); 

 West Midlands Land Commission – Final Report (February 2017); 

 

6.2. The local employment land supply position is considered at Section 7. 

Strategic Employment Land Study (Atkins, October 2014) 

6.3. This study was commissioned by the CWLEP to provide a robust evidence base to assist with the 

preparation of the LEP’s Strategic Economic Plan. The objective of the study was to assess the employment 

land needs of the sub-region and consider the need for employment sites of strategic significance. Four 

employment growth scenarios were tested in order to provide a quantitative estimate of land requirements 

over the period 2011 – 2031.  These ranged from 115 ha (SHMA-linked scenario) to 659 ha (completions 

based scenario).  It was recommended that a minimum of 326 ha was used, although it was acknowledged 

that actual demand could be significantly greater.  Having regard to the planned supply, a shortfall of at 

least 129 ha was identified.  In addition, it was stated that there is a requirement for at least one strategic 

employment site in order to ‘help the local economy take a step-change in economic performance and 

profile’. 

6.4. The  key conclusions of the study were: 

 The existing supply of employment land is both quantitatively and qualitatively deficient; 

 There is a compelling need for one or more sites of sub-regional significance; 

 There is strong latent demand for employment space which could be harnessed if appropriate sites of 

sufficient quality were available. 

 There is support for new land to be allocated in most deprived areas, such as Nuneaton and Bedworth 

and it is stated that “Areas around Coventry and to the north of the LEP area would particularly benefit 

from the provision of new employment opportunities that could contribute to local regeneration 

objectives.” (paragraph 5.39). 

 Faultlands (part of Bermuda Extension 2) is assessed as having a ‘sub-regional’ impact in terms of the 

occupiers that are likely to be attracted (Table 6-3, page 41). 
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CWLEP Employment Land Use Study (August 2015) 

6.5. This study was also commissioned by CWLEP to provide an up-to-date assessment of need.  Future 

projections of demand to 2031 range from 353 ha (sectoral forecast), to 405 – 570 ha demographic/labour 

market model) up to 660 ha (take-up forecast).  The recommended appropriate range was 500-660 ha for 

the purposes of planning and it was recommended that the LEP plan for the higher end of this range (CBRE, 

p. 56). 

6.6. It is estimated that the total supply at the time of the study was 487 ha.  Of this, only 64 ha was on oven 

ready sites and a further 93 ha on secondary sites, which are currently constrained by either infrastructure 

or planning issues.  Strategic pipeline sites such as Coventry and Warwickshire Gateway (CWG) and the 

planned Bermuda Park expansion added 162 ha.  Assuming that both these sites come forward, there was 

a shortfall of over 300 ha based on the recommended requirement of 660 ha. It was therefore 

recommended that additional sites are allocated in the Coventry Travel to Work Area. 

6.7. It is specifically stated that: “… future supply is reliant on major new strategic sites being brought 

forward at Coventry and Warwickshire Gateway and the extensions to Bermuda Park.” (page 56). 

However, reductions in the proposed allocations at Bermuda Park (see paragraph 6.14) mean that the 

shortfall in supply is now greater than estimated by CBRE, and the need to bring forward the Faultlands 

application particularly urgent.  

6.8. Key conclusions of the report included:  

 There is a significant shortage of sites within the sub-region that can adequately meet forecast demand 

through to 2031.  

 The supply of immediately deliverable sites is exceptionally low. 

 Future supply relies on new major strategic sites being brought forward at Coventry & Warwickshire 

Gateway and Bermuda Park but even including these sites, supply is insufficient, below the bottom end 

of the forecast range (c. 330 ha). 

 There is an urgent need for additional supply of good quality and well located land in the Coventry Travel 

to Work Area (including Nuneaton and Bedworth), to accommodate short to medium term demand. 

 The scarcity of available land in the short term has the potential to damage the economic prospects of 

the area by preventing investment opportunities being delivered. 

 Future growth will be constrained unless currently proposed sites are delivered and future sites are 

identified. 

 

6.9. Savills’ analysis of the land supply position confirms that, whilst a number of new sites are emerging through 

the planning process, a significant amount of land has also been removed from the supply. Furthermore, 

over the last 12 months, a number of sites have been taken up and now have no land remaining, 

demonstrating the continuing strength of demand:  

 Middlemarch Business Park (Imperial Park);  

 Lyons Park; 

 Land to the West of Junction 10, M42; 
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 Whitley South (part of Coventry & Warwickshire Gateway) 

 

6.10. A number of sites are specifically allocated by authorities in Coventry & Warwickshire in order to meet the 

needs of neighbouring authorities, outside of the Coventry and Warwickshire sub-region.  These sites 

therefore do not count towards the supply in the sub-region: 

 Gorcott Hill and Winyates Green Triangle are allocated by Stratford on Avon to meet the needs of 

Redditch; 

 New draft allocation in the North Warwickshire Local Plan at Junction 10, M42 is to meet the needs of 

Tamworth. 

 

6.11. There are also a number of large sites which are no longer part of the market supply, or make a reduced 

contribution.  For example:  

 Proposed extensions to Bermuda Park have been reduced by c. 21 ha; 

 89 ha at Gaydon is allocated only for use by JLR so does not contribute; 

 41 ha at Daw Mill has been refused planning permission and an appeal has now been dismissed; 

 

6.12. Of particular note, the supply of immediately deliverable sites has fallen by 17% since the CBRE Study 

and now stands at 53 ha (compared to 64 ha in 2015, which was deemed ‘exceptionally low’), and the 

supply of potential strategic sites has fallen by c. 20% (c. 130 ha compared to 162 ha in 2015) due to the 

reduction in the amount of land now proposed to be allocated at Bermuda Park.   

6.13. At the time of the CBRE Study, a total of approximately 56.5 ha was proposed to be allocated in the 

Borough Plan Preferred Options (2013) as extensions to Bermuda Park:  

 Bermuda Park Extension 1 – 16 ha (draft Policy DEV3 - ECO1); and  

 Bermuda Park Extension 2 – 40.4 ha (draft Policy DEV3 - ECO2). 

 

6.14. An extract from the Preferred Options Proposals Map is included below for information (Figure 6.1). 

Faultlands (26 ha) forms part of EC02 (Bermuda Park Extension 2).  Coventry Road (draft allocation EMP4 

in the Submission Version Local Plan) extends to 9 ha and also forms part of Bermuda Park Extension 2.  

There is now no land allocated in the location of Bermuda Park Extension 1, to the west of the Park in the 

Submission Draft version of the Borough Plan. The total land allocated as extensions to Bermuda Park has 

therefore reduced by c. 21 ha, when compared to the assumptions made by CBRE5. The total land allocated 

as extensions to Bermuda Park is now 35 ha (compared to 57 ha assumed by CBRE). 

                                                      
5 Total assumed as Bermuda Park Extension (CBRE, 2015) 56.4 ha - less Faultlands (26 ha) and Coventry Road (9 ha), gives an outstanding 

amount of 21.4 ha. 
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Figure 6.1: Nuneaton & Bedworth Preferred Options Proposals Map (extract) 

 

6.15. Over the course of the last 2.5 years, since the publication of the CBRE Study, the land supply 

position has worsened and there is now significantly less strategic land and immediately 

available land than was the case in 2015.   

6.16. The CBRE report demonstrated a clear need for additional strategic employment sites to serve the sub-

region, ideally to be located in the Coventry Travel to Work Area (including Nuneaton & Bedworth), in 

order ensure that future growth of the sub-region is not constrained.  Since the time of their report, the 

supply of strategic employment land, and that which has realistic potential to meet this identified need, 

has reduced further and it is therefore clear that the case for additional strategic sites, is now even more 

compelling. 

West Midlands Strategic Employment Sites Study (Peter Brett Associates and JLL, September 2015) 

6.17. This study was commissioned by the West Midlands Chief Executives to consider the relevance of providing 

strategic employment sites of the scale and nature of those set out in the former West Midlands Regional 

Spatial Strategy.  The report considers the current supply and demand of strategic sites across the region.  

Sites of at least 25 ha are considered to fall within this definition.  

6.18. It is noted in the Study that recent take-up in Coventry & Warwickshire has been heavily focussed on Ryton 

and Rugby to the south east, and Birch Coppice to the north.  This is reflective of the desirability of these 

areas, particularly for distribution occupiers, based upon their excellent connectivity to the motorway 

network but also it follows that take up will be focussed on locations such as these where there is high 

quality supply available. 
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6.19. Based on guidance in the National Planning Policy Framework (NPPF) relating to housing land, the Study 

recommends that there should be a five year deliverable supply of employment land and an identified 

developable supply for at least a further 10 years (15 years supply in total).  It is concluded that the region 

has 8.2 years supply of sites but does not have sufficient ‘developable’ land to meet the required 15 year 

supply, as the vast majority of the pipeline supply cannot be guaranteed to come forward in these 

timeframes. 

6.20. The report concludes that there is a severe supply shortage of large industrial sites, particularly in those 

areas which see the highest demand (including much of the CWLEP area). It is noted that in many cases, 

the supply is constrained by the Green Belt.  The potential supply is highly dependent on relatively few 

sites, which face a significant level of planning uncertainty (i.e. Birmingham International Gateway in North 

Warwickshire).  This critical undersupply of larger strategic sites is exacerbated by the lack of regional 

guidance.  

6.21. Taking into account the continuing reduction in the supply at strategic sites and the limited amount of 

land coming to the market and therefore immediately available, we estimate that there is now c. 40% 

less land than when the Study was undertaken in 2015. 

6.22. Strategic sites where there is now no land remaining include: 

 Rugby Gateway; 

 Lyons Park; 

 Whitley Business Park; 

 Birch Coppice; 

 Opus Blueprint; and 

 Sideway, Stoke. 

 

6.23. Supply at other sites (including The Hub, Fradley Park, Bericote Four Ashes, and Redhill Business Park) 

has reduced significantly, the last remaining plot at Ansty Park is under offer and there is one remaining 

plot at Prologis Park, Ryton. 

6.24. During this time, very few new strategic sites have become available – Prologis Park (Hams Hall) and 

Core 42 are some of the only examples. 

6.25. The need for further strategic sites to serve the West Midlands is therefore now even more critical than 

that identified by the 2015 Study. 

West Midlands Land Commission – Final Report (February 2017) 

6.26. On the basis of the historic track record, the existing and unmet need for sites, and the fact that Local Plans 

already provide for a rate of building some way in excess of the past trend rate, the Commission concluded 

that developing the new homes and employment space needed to support delivery of WMCA SEP’s growth 

targets presents a significant challenge and would require a step change in the number of sites brought 

forward for development and the pace at which they are developed.  
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6.27. The report considered a wide range of evidence, including those studies reviewed in this section, and 

concludes that there is a significant shortfall of employment land. 

“Ensuring a good supply of employment premises - in the right place, at the right price, at the 

right time and to the right specification – is essential to the growth of businesses in the West 

Midlands and the achievement of the employment targets in the SEP”. (paragraph 5.20) 

 

6.28. Recommendations include: 

 A single agreed spatial vision for the West Midlands to identify where and how new development can 

be accommodated, including a pipeline of strategic employment sites. 

 Identification of Action Zones to prioritise the most significant development sites and forward fund 

infrastructure. 

 Unity of purpose and collaboration to deliver SEP objectives. 

 Transforming brownfield land. 

 A strategic review of the Green Belt in recognition of the fact that it will not be possible to meet 

the requirements for new development land through brownfield development alone. [our 

emphasis] 

 A review of governance procedures 

 

Conclusion 

6.29. There is compelling evidence of a severe and increasing shortage of strategic employment land at a sub-

regional and regional level, and the recommendation is that additional sites should be allocated, within the 

Coventry Travel to Work Area (including Nuneaton and Bedworth).  The proposed extensions to Bermuda 

Park are recognised as being of vital importance to the sub-regional land supply. It is concluded that future 

growth will be constrained unless currently proposed sites are delivered and future sites are identified. The 

supply position has worsened even further since the publication of the studies and the need is therefore 

even greater than that demonstrated by the evidence base. 

6.30. It is recognised that a review of the Green Belt will be necessary in order to meet current and forecast 

demand and meet the ambitious growth targets set out in the WMCA SEP. 

6.31. It is essential that proposed strategic employment sites, such as Faultlands, are brought forward, as well 

as additional sites, in order to help meet this significant shortfall, promote economic growth, and meet the 

targets set out in the CWLEP SEP. 
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7. The Existing Evidence Base – local land supply position 

7.1. In this section, the land supply position in Nuneaton & Bedworth has been considered in detail.  This is in 

the context of the land supply position in the other sub-regional authorities, and in particular Coventry, which 

can’t meet its own needs within its boundary.   

7.2. In order to assess the land supply requirement, the following have been reviewed: 

 The need for new land in the Borough to meet the needs of Nuneaton & Bedworth, as set out in the 

Nuneaton and Bedworth Employment Land Review (2014) and the Nuneaton and Bedworth Employment 

Land Study (GL Hearn, 2016); 

 The need for new land in the Borough to meet Coventry’s redistributed unmet requirement, as set out in 

the Employment Land Memorandum of Understanding, agreed between the Warwickshire Authorities in 

July 2016; 

 The resulting land supply position in Nuneaton & Bedworth, taking account of the proposed allocations 

in the Submission Version Local Plan (2017).  

 The implications that this has in relation to the proposed allocation of Faultlands. 

 

Nuneaton & Bedworth Employment Land Review (2014) 

7.3. This report evaluated the requirement for additional employment land required in the Borough, and 

assessed the potential sites which were submitted to the Council for consideration.  Each site was assessed 

and scored.  In total, 24 sites were assessed, including Faultlands, which was one of the highest scoring 

sites. The assessment concluded that the site offers close connections to the A444 as well as the existing 

Bermuda Industrial Estate and that the impact of development on archaeological and historic features could 

be mitigated through design.   

7.4. Accordingly, the report recommended that Faultlands be taken forward through the Local Plan, as part of 

a larger allocation (Bermuda Extension 2 – ECO2). Additional land was included to the north west (west of 

Coventry Road), adjoining Bermuda Park.  Sensitivities in relation to archaeology, ecology and an HSE 

exclusion zone were identified in relation to part of this land and, whilst it was recommended to be allocated 

by the Employment Land Review, only part has been carried forward to the Submission Version Plan (Draft  

Policy EMP4  - Coventry Road, 9ha).  

 

Nuneaton & Bedworth Employment Land Study (GL Hearn, June 2016) 

7.5. This report was commissioned in order to inform the emerging Local Plan and set out the need for additional 

employment land over the Plan period to 2031.  

7.6. It is estimated that there was 2.2 years supply of industrial floorspace in the Borough, with a lower figure of 

1.5 years in the Bedworth and Coventry Fringe area (Table 5, page 48). 
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7.7. Based on a need for 278 ha of B8 land to meet the needs of the sub-region (paragraph 5.52)), and on the 

assumption that 20% of this forecast growth will occur in Nuneaton and Bedworth, GL Hearn forecast that 

approximately 55.6 ha of land will be required in the Borough to meet the sub-regional demand for 

warehouse and distribution uses (paragraph 5.53). This gives a total requirement, including a 9 ha margin, 

of 69.1 ha over the Plan Period.  However, not taking account of the sub-regional need for logistics 

floorspace, a requirement of 9.1 ha of additional B8 land was identified (Table 9, page 61).  Therefore the 

true level of land requirement for the sector should be higher than 55.6 ha, in order to take account of land 

required for local distribution businesses, outside the sub-regional requirement.  The overall requirement 

should therefore be higher than 70 ha which is recommended. 

7.8. Taking into account existing and pipeline supply, and those existing sites which should be considered for 

alternative uses, it is concluded that there is a total need of 87.4 ha and a requirement to provide for an 

additional 64 ha of employment land over the Plan Period in order to meet this need. 

7.9. An additional 71 ha of employment land has been identified as being required in order to meet the needs 

of Coventry (paragraph 7.19).  It is suggested by GL Hearn that part of this can be met at Ansty and Prologis 

Park, Ryton (both in Rugby Borough, adjoining Coventry). GL Hearn estimates that 45 ha of Coventry’s 

unmet need, which is attributed to Nuneaton & Bedworth, could be provided by Rugby Borough, in addition 

to their own requirement to meet the needs of Coventry.  This leaves an estimated 26 ha of land outstanding 

which would need to be met in Nuneaton and Bedworth, over and above the Borough’s own needs 

(paragraph 7.22).  This figure has been included in the Employment Land Memorandum of Understanding 

(2016), which has been signed by the Warwickshire Authorities (see paragraph 7.12 below) 

7.10. The total requirement is therefore 64 ha of additional land to meet Nuneaton & Bedworth’s requirements 

(subject to the fact that this may underestimate local distribution needs) plus 26 ha to meet Coventry’s 

unmet needs.  This gives a total requirement of 90 ha.  

7.11. It is stated in the conclusion of the Study that: 

“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 

tracks of land in highly accessible locations.” (paragraph 8.6) 

 

Coventry Land Supply Position  

7.12. As noted above, Coventry City Council is unable to meet its objectively assessed employment land need. 

In recognition of the significant shortfall of land to meet Coventry’s needs, a Memorandum of Understanding 

(MoU) has been prepared by a Joint Committee of the Warwickshire Local Authorities and the LEP, which 

seeks to agree the distribution of the outstanding employment land requirement for the City and has been 

signed by all parties.  

7.13. The MoU has been produced through collaboration of the five Warwickshire Local Authorities and the 

CWLEP.  It was agreed between all five authorities and the LEP that the total land requirement for the five 

local authorities was 714 ha and that on this basis, there is a shortfall of 241 hectares over the Plan Period 
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(2011-2031).  The table setting out the split of land requirements and proposed redistribution is reproduced 

below at Figure 7.1. 

Figure 7.1: Minimum Employment Land Provision 2011-2031 (by local authority area) 

 

Source: MoU, July 2016, Table 3 

7.14. The proposed redistribution of the requirement has been based on a number of factors, such as economic 

need, demand and commuting patterns.  Table 2 in the MoU further expands upon the methodology and 

states that the requirement for Nuneaton and Bedworth is to be confirmed through the Plan making process 

(see Figure 7.2 below). 

Figure 7.2: Redistribution of Coventry’s unmet employment land requirements (2011-2031) 

 

Source: MoU, July 2016, Table 2) 

 

7.15. It is stated at paragraph 3.1 of the MoU that the total provision of 714 ha across the sub-region “broadly 
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aligns with the Coventry & Warwickshire Land Use Study (CBRE 2015) which suggested up to 660 ha for 

Coventry & Warwickshire.” However, there is a discrepancy between the gross amount of land required to 

meet each authority’s needs, and the amount of ‘new’ employment land proposed to be allocated based on 

each authority’s assessment of employment land need.  This is due to the provision which is included in 

the calculations of gross need to replace existing employment land that will be lost to alternative uses over 

the Plan Period.   

7.16. The overall gross requirement across the authorities includes c. 185 ha to account for the loss of existing 

sites (including 154 ha in Coventry; 18.3 ha in Nuneaton & Bedworth; and 13.5 ha in Warwick).  

Furthermore, whilst no specific allowance has been made in coming to Stratford on Avon’s requirement, a 

number of sites have been lost to alternative uses over the Plan period so far (21.9 ha as at 1st April 2016)6.  

7.17. In addition, 8.5 ha allocated within the North Warwickshire Draft Local Plan (Land South West of Junction 

10, M42) is identified as contributing to the 14 ha unmet requirement for Tamworth BC (North Warwickshire 

Submission Version Draft Local Plan, paragraph 15.43) so this land also does not count towards the new 

land provision in the sub-region.  This land is therefore not ‘new’ land.  On this basis, the actual total amount 

to be provided is therefore more accurately stated to be in the region of 500 ha - 520 ha and this does not 

take account of qualitative points in relation to the suitability of the portfolio to meet the identified demands 

across the sub-region i.e. the majority of sites in the portfolio are small and only suitable for local needs, 

thereby not providing sufficient occupier choice.   

7.18. The total amount of new employment land to be provided by the local authorities is therefore 

reduced to a level which is significantly below the recommended 660 ha of additional land, set out 

by CBRE (2015).    

Nuneaton & Bedworth Employment Land Supply Position 

7.19. On the basis of the evidence base set out in the Employment Land Review (GL Hearn, 2016) and on the 

agreed redistribution in the MoU (2016), the local authority requires 90 ha of new land (64 ha plus 26 ha) 

in order to meet its own needs, and the required proportion of Coventry’s unmet needs.  The proposed 

allocations total 81.6 ha (including 26 ha at Faultlands), therefore giving a shortfall of 9.4 ha, as 

acknowledged in the Council’s Background Paper on Housing and Employment Needs (NBBC/03). 

Conclusions  

7.20. Key points from this analysis are as follows: 

 Considerable sub-regional shortfall: There is a significant shortfall of new land, both quantitatively 

and qualitatively, coming forward in the sub-region in order to meet the requirement set out by CBRE in 

2015.  As identified by this report, this reduced level of land supply will significantly impact upon economic 

growth in the sub-region and result in investment being lost to other areas.   

 Local shortfall: There is an identified shortfall of new employment land in the Borough: the proposed 

allocations fall short of meeting the requirements, taking into account the unmet needs of Coventry. 

                                                      
6 Stratford on Avon Authority Monitoring Report 2015-2016 (March 2017) 
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 Requirement for strategic employment sites: There is a particular identified requirement for Nuneaton 

& Bedworth to provide large scale, strategic sites in accessible locations, which can meet the needs of 

the sub-regional logistics sector (GL Hearn, 2016).  

 

7.21. It is clear that the land supply position, both locally, and across the sub-region, is not at a sufficient level to 

ensure economic growth at the levels required to meet the objectives of the CWLEP.  It is therefore vital, 

that those high quality, large scale sites which are capable of contributing to meeting this need (such as 

Faultlands) are allocated. 

7.22. Faultlands is ideally placed to meet the needs of the Borough and the sub-region, providing a deliverable, 

high quality, accessible site, which will be attractive to a range of logistics occupiers, seeking to serve the 

sub-region, as well as the wider West Midlands and UK.  
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8. Market Context 

8.1. In order to provide the market context for the proposals, this section reviews the market dynamics for ‘big 

sheds’ (industrial and warehousing units of 9,290 sq. m/100,000 sq. ft and above) at a national and regional 

level. 

8.2. Data has been sourced from Savills’ national internal database of transactions and availability of units over 

9,290 sq. m (100,000 sq. ft) and also from a detailed review of current supply at a local level.   

8.3. As part of this market assessment, take-up is analysed as a key market indicator.  Take-up is often used 

as a surrogate for demand but that can be misleading, particularly where land supply or availability of 

buildings is constrained, as is the case in the West Midlands.  Take-up is, in effect, the minimum 

manifestation of demand and supply, but take-up will be constricted in circumstances where demand (in 

quantitative terms) exceeds supply and (in qualitative terms) where the nature of demand (location, use, 

scale, quality) is not capable of being met by the actual supply of employment land and buildings available.   

8.4. As will be considered below, this is an acute problem nationally and regionally. 

8.5. Whilst the dominant sector is take-up by distribution warehouses (B8) the statistics used below include 

industrial (B1c / B2) uses. 

National Market Context 

8.6. Very strong demand resulted in exceptionally high levels of take-up in 2016.  In total, 3.44 million sq. m (37 

million sq. ft) of space was transacted in the UK, representing a new high (see Figure 8.1).  Take-up in 

2016 was driven particularly by the online retail sector which accounted for 29% of all floorspace transacted. 
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Figure 8.1: UK Big Shed Take-up (sq. ft)  

 

Source: Savills Research 

8.7. Whilst nationwide take-up so far in 2017 has unsurprisingly been slower than the preceding record-breaking 

year, take up in the first half of the year was still around the long term average at 1,096,256 sq. m (11.8 m 

sq. ft) and market indicators are that latent demand should see take-up levels increase through the second 

half of the year (data for year end is not available at the time of writing).  Savills ’ research suggests that 

55% of occupiers consider that they will require additional warehouse space over the next two years, which 

serves to confirm and underwrite the continuing trend in demand for new space. 

8.8. As a result of high levels of take-up and muted speculative development, supply of floorspace nationally 

was critically low at the end of 2016, at just 2.56 million sq. m (27.6 million sq. ft), having fallen by 

approximately 70% since 2009 (Figure 8.2, overleaf). Supply has increased marginally over the course of 

2017 and now stands at just over 2.60 million sq. m (28.0 million sq. ft)7 but there remains a severe shortage 

of premises nationwide, and particularly of the largest units and units in prime locations, such as the West 

Midlands. 

                                                      
7 Savills Research Data, November 2017 
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Figure 8.2: UK Total Supply of Big Sheds (source: Savills Research) 

 

 

 

Regional Market Context  

8.9. The location and excellent motorway network in the Midlands region mean that the vast majority of the UK 

population can be reached within a 4 hour drive time from a well-connected site (close to a motorway 

junction), and the region is therefore an important sub-set of the national market and a key focus for demand 

for companies seeking to serve it. The concentration of population in the urban areas of the West Midlands 

region means that there is also strong demand for sites located within or close to the major urban areas, 

which meet the need for ‘last-mile distribution’; distributing goods to their final destination. 

8.10. There is strong demand for buildings and sites which maximise this locational advantage and are situated 

as close as possible to the motorway network. The concentration of population in the urban areas of the 

West Midlands means that there is also strong demand for sites located within or close to the major urban 

areas, which meet the need for ‘last-mile distribution’; distributing goods to their final destination. 

8.11. Whilst logistics makes up the majority of demand - approximately two thirds of regional take up of ‘big 

sheds’ (over 9,290 sq. m/100,000 sq. ft) - manufacturing still has an important role to play in the region.    

UK manufacturing has undergone a renaissance over recent years with growth being seen, particularly in 

the advanced manufacturing sectors.  The Purchasing Managers’ Index recorded its highest level for 51 

months in November 2017 and manufacturing production expanded at the fastest pace since September 

2016, with companies increasing staffing levels to respond to demand and over 50% of manufacturers 

maintaining a positive outlook for the coming year.8 

                                                      
8 PMI/IHS Markit, CIPS (1st December 2017), News Release – Purchasing Managers’ Index 
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8.12. Demand from manufacturers is particularly focused around the urban areas, where a skilled workforce 

and established supply chains are present, such as Nuneaton & Bedworth. Key sectors in the West 

Midlands include automotive and aerospace.   

8.13. In recent years, growth has particularly been driven by the automotive sector, and specifically by Jaguar 

Land Rover’s (JLR’s) ongoing expansion and investment in the region.  This has generated significantly 

increased demand, both directly from JLR (estimated 140 ha in 30 months in the sub-region) and indirectly 

from the extensive supply chain network and associated logistics operations.  This level of take-up by a 

special purchaser such as JLR has had a considerable impact on the market dynamics, particularly in the 

Coventry and Warwickshire sub-region, which has been a focus for demand.  It has resulted in a rapid rate 

of take-up of high quality employment land and premises which could not have been foreseen. 

8.14. Largely as a result of the growth in the sector, in contrast to the national trend, a significant element of 

take up in the West Midlands is from manufacturers and the automotive sector (the automotive sector 

accounted for almost half of space transacted during 2017).9  

8.15. The region is therefore experiencing very high demand from both the logistics and manufacturing sectors 

(both direct and via supply chain companies) which is culminating in a critical shortage of employment 

land and premises.  Take-up in 2016 was 511,000 sq. m (5.5 million sq. ft), up 27% from the previous 

year.   

8.16. Total supply fell by 25% over the course of 2016 in the West Midlands, and totalled just 278,700 sq. m (3 

million square feet) in 20 units at the end of the year.  Increased speculative development in response to 

the severe shortage of floorspace, has led to an increase in supply during 2017.  At November 2017, 

there was 448,800 sq. m (4.83 million sq. ft) of floorspace available in the region, over half of which was 

Grade A. Six speculative units reached practical completion during the first half of the year.  However, as 

illustrated by Figure 8.3, despite the increase in supply there remains a shortage of premises in the 

region, with less than 1.2 years of supply10. The provisional figures to the end of 2017 suggest that this 

figure has now fallen to c. 1 year of supply11 in the region. 

                                                      
9 46% of space, as at November 2017. 

10 Calculated by using the ten year moving average of 4.05 m sq. ft, as at November 2017. 

11 Based upon a decrease in supply to 4.15 m sq. ft and an increase in the moving average to 4.16 m sq. ft. 
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Figure 8.3: Supply Position by Region - November 2017  

 

Source: Savills Research 

 

8.17. The strong demand and low levels of supply in the region continue to put upward pressure on rents, with 

Grade A quoting rents now at £7.00 per sq. ft, up 7.7% year on year. 

Conclusion 

8.18. Increasing take-up, against a backdrop of limited speculative development in 2016 resulted in falling 

supply and a critical shortage of floorspace both nationally and regionally, particularly of those larger, 

well-located, high specification units which are increasingly the focus of demand.  

8.19. Whilst supply has now begun to increase slightly nationally and regionally, predominantly due to an 

increase in speculative development in response to market signals, there remains an undersupply of 

floorspace in prime locations nationwide.  Whilst there is no recommended level of supply, by historic 

trends there is an acute undersupply in the West Midlands, with less than 1.2 years’ supply of floorspace 

(provisional figures to end 2017 suggest only 1 years supply). This imbalance between demand and 

supply is evidenced by ongoing rental increases, considerably above the long-term trend. 

8.20. The majority of supply in the region is relatively small in size and there is a severe shortage of the higher 

quality, large scale units.   

8.21. The shortage of high quality floorspace means that it is vitally important that additional, well-located 

strategic sites, which are capable of accommodating larger units, are brought forward in order to help 

meet demand and deliver high quality floorspace via either speculative development or by offering 

occupiers Build to Suit opportunities.   
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9. Market Area Analysis  

9.1. The proposed allocation of Faultlands responds to market signals and the clear sub-regional need for 

strategic employment land. As noted in Section 3, the scale, location and accessibility of the proposals 

mean that they will appeal to a range of occupiers, including those seeking national and regional distribution 

centres (NDCs and RDCs), as well as manufacturers with links to Nuneaton and the sub-region. 

9.2. We have assessed demand and supply for comparable employment land and premises across the 

Coventry and Warwickshire sub-region (see Figure 9.1). 

Figure 9.1: Assessment Area 
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9.3. The Coventry and Warwickshire sub-region has long been established as a functional economic market 

area, which is now accepted at a national level by the Government’s approval of the Coventry and 

Warwickshire Local Enterprise Partnership, and this makes it a robust area for assessment of need.  

9.4. Occupiers in the B8 sector can be footloose to a certain extent.  However, they are driven by cost efficiency 

based on their supply chain dynamics.  Whilst relatively wide search areas might be initiated by occupiers, 

they inevitably get narrowed down once the above dynamics are taken into account.  The core search area 

specified will vary between occupiers, depending on individual business needs, locations of suppliers or 

retail stores etc.   

9.5. B2 occupiers are generally much less footloose than those in the B8 sector and an occupier with a 

preference to locate in and around Nuneaton/Coventry would be unlikely to locate much further afield due 

to the greater drive times to markets, suppliers and workforce. 

9.6. We have considered the supply of, and demand for, units of over 9,290 sq. m (100,000 sq. ft) or sites which 

can accommodate a unit of at least this size.  Whilst proposals are indicative at this stage, this threshold 

matches the market which the proposals are seeking to serve. 

Demand 

9.7. We have analysed the take up of units within the CWLEP area using Savills internal database of 

transactions.  Total take-up by year is set out in the table below (Figure 9.2). Please note that final figures 

for 2017 were not available at the time of writing. 

Figure 9.2: CWLEP Take-up 

 

 
 

9.8. Take-up has increased over the last three years and the 3 year average is now almost 200,000 sq. m per 

annum. Take up was particularly high in 2014, partly due to Euro Car Parts taking a 73,207 sq. m unit at 

Birch Coppice.  Take up at this scale relies upon the availability of large, unconstrained sites.  

9.9. Recent transactions in the sub-region include: 

 J1, Rugby – 14,687 sq. m speculative unit let to Eddie Stobart in Q2, 2017; 

Year Take up (sq. m)

2012 48,551                 

2013 136,518               

2014 248,528               

2015 155,147               

2016 189,646               

5 year average 

(sq. m per annum) 155,678               

3 year average 

(sq. m per annum) 197,774               
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 RG3, Rugby Gateway – 16,722 sq. m speculative unit let to DHL in Q1 2017; 

 Lyons Park – 40,877 sq. m Build to Suit unit let to Amazon in Q1 2017; 

 RG2, Rugby Gateway – 21,832 sq. m speculative unit let to Amazon in Q4 2016; 

 DC1 (13,120 sq. m) and DC7 (30,447 sq. m), Prologis Park Ryton (13,120 sq. m) let to Jaguar Land 

Rover in Q2 2016; 

 Ansty Park, Coventry – 9,941 sq. m let to Fanuc (manufacturing) in Q2 2016. 

 Silver Bullet, Hams Hall – speculative unit of 13,471 sq. m let to Sertec in Q2 2016. 

 

9.10. In our view the lack of supply in the market has served to suppress take-up; whilst take-up is often used as 

a surrogate for demand, in reality, unless supply is unconstrained, then demand cannot necessarily be 

translated into take-up. The result is that investment into manufacturing and logistics facilities is either 

entirely lost or diverted to other sub-regions/regions. 

9.11. By way of example, Rugby Gateway is a 48 hectare scheme, located in a prime position, immediately 

adjacent to Junction 1 of the M6. The site benefited from outline planning permission for B1(c), B2 and B8 

and could initially accommodate requirements up to 92,903 sq. m (1m sq. ft). Take-up at Rugby Gateway 

has averaged c. 20 ha per annum.  It is clear that when high quality unconstrained land is available that 

there is very strong occupier demand.  The scale of occupier requirements means that a site of significant 

scale can be taken up very quickly. 

Supply 

9.12. We have analysed the supply of land which can accommodate a new unit of at least 9,290 sq. m and 

existing buildings over 9,290 sq. m, within the CWLEP area (source: Savills database, Estates Gazette 

Property Link, agents’ websites).   

9.13. As shown in Figure 9.3, there are only seven existing buildings available within the sub-region (including 

those speculative units which are due to complete shortly), providing 123,268 sq. m of floorspace.  This 

represents a 7 month supply based upon the three year average take-up.   This is a critically low level of 

supply in comparison to average take-up across the sub-region and does not offer occupiers sufficient 

choice. This means that occupiers have to consider Build to Suit options (if their specific time and cost 

constraints allow) and the supply of unconstrained, ‘oven-ready’ sites is therefore very important.  We have 

considered the supply of sites below. 
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Figure 9.3: Building supply over 9,290 sq. m  

 

 

 

9.14. As set out in Figure 9.4 (overleaf), there is only c. 79 ha of land in the sub-region which is immediately 

available (has planning permission) and can accommodate a unit of at least 9,290 sq. m.  These sites have 

a capacity of approximately 300,000 sq. m.  The supply is therefore extremely limited and does not currently 

provide sufficient choice to occupiers, with almost 60% of the land is in North Warwickshire, with all other 

areas having minimal land available.  

9.15. Even accounting for sites included at Figure 9.4, which are immediately available and offer occupiers the 

option to provide a Build to Suit solution (which will not be a realistic option in all cases, for example due to 

short timescales), the supply is still critically low. Taking into account the existing buildings available, the 

total available, or potentially available, floorspace is c.  423,000 sq. m.  This equates to between 2.1 and 

2.7 years supply, based on historic take-up levels and further illustrates the critical shortage of land and 

premises in the sub-region. Furthermore, as already noted, it is our view that take-up has been suppressed 

and true levels of demand, and therefore the shortage of land, are likely to be much higher.   

  

Building Developer Size (sq. m) Comments

Calibre, Coventry 20,112 Secondary unit which is currently sub-divided.

Unit 1, Imperial Park, 

Coventry

Peel Logistics               32,231 New speculative unit.   

Unit 2, Imperial Park, 

Coventry

Peel Logistics               15,304 New speculative unit.   

Carbon207, Middlemarch 

Business Park, Coventry

Stoford               19,263 New speculative unit. Plot size 5.1 ha.

Carbon 103, Middlemarch 

Business Park 

Stoford                9,597 New speculative unit - completion Q4 2017.

CP153, Centurion 

Business Park Tamworth 

(NW)

St Modwen               14,215 New speculative unit completed Q4 2017.

Lyons 135, Lyons Park Goodman               12,546 New speculative unit - completed 2017. Plot size 5.96 

ha.

TOTAL (over 9,290 sq. 

m)

123,268
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Figure 9.4: Immediately Available Land Supply 

 

   

 

9.16. Sites in the pipeline (excluding the proposed allocations in Nuneaton & Bedworth) include: 

 Coventry & Warwickshire Gateway – 96 ha remains on this site, which is allocated in the Warwick District 

Local Plan, having been removed from the Green Belt; 

 Rolls Royce (Prospero), Ansty – a site of c. 60 ha is being promoted, focusing on B1/B2 uses.  A planning 

application has been submitted for 40,877 sq. m facility for Meggitt Aerospace on part of the site. 

 South West Rugby – 35 ha site with a draft allocation in the emerging Rugby Borough Local Plan for B8 

use. 

 Rugby Radio Station – 16 ha of land with outline planning permission for employment development, as 

part of a Sustainable Urban Extension. 

Scheme Name Developer/ Owner Remaining  (ha)

Max Size (sq. 

m)

Coventry

Rugby 

Ansty Park (J2 M6, J1,

M69)

HCA 5.00

Prologis Park, Ryton

(A45)

Prologis 8.70 46,609              

Warwick

Tournament Fields,

Warwick (J15, M40)

CWC Group 10.72 20,903              

Bermuda Park,

Nuneaton (J3, M6)

Graftongate 4.24 19,324              

Prologis Park, Hams 

Hall (J9 M42/M6T)

Prologis 20.00               38,495 

Core 42, Dordon (J10, 

M42/A5)

Hodgetts Estates 13.03               32,090 

Tamworth Logistics 

Park (Land South East 

of Junction 10, M42)

St Modwen 13.00               57,191 

TOTAL 74.69 ha

Floorspace capacity (40% plot density)                    298,760 sq. m

Nuneaton & Bedworth

North Warwickshire
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 Birmingham International Gateway – approximately 100 ha Green Belt site being promoted via the North 

Warwickshire Local Plan but not benefiting from a draft allocation at this time. 

 

 

9.17. There is a relatively limited supply of large sites in the pipeline, which could provide at least a similar type 

and scale of development as is proposed at Faultlands. The largest site, Birmingham International 

Gateway, is within the Green Belt and is not allocated in the draft North Warwickshire Plan and therefore 

has a relatively high level of planning risk attached. 

Conclusions 

9.18. Whilst take-up has been consistently strong for the past three years, evidence suggests that true levels of 

demand are constrained by lack of supply.  When unconstrained strategic sites have been available then 

take up has been exceptionally quick. 

9.19. There is a very limited supply of land and premises available in the sub-region and the portfolio of available 

land does not offer sufficient occupier choice, the vast majority being in North Warwickshire.  Based on 

historic take-up rates, there is between 2.1 and 2.7 years of supply, accounting for immediately available 

plots, and only 7 months of supply of existing floorspace.  The relative amount of supply is likely to be less 

than this headline figure as take-up has been constrained by a lack of supply over recent years.   

9.20. This analysis clearly illustrates the critical shortage of land and floorspace in Coventry and Warwickshire 

and further supports the strong arguments already made that proposed strategic sites, such as Faultlands, 

should be brought forward as soon as possible in order to begin to address the imbalance of demand and 

supply and avoid investment being lost to Nuneaton and Bedworth, and the wider sub-region.   
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10. Local Economic Benefits 

10.1. This section provides an estimate of the employment that could be provided by the application proposals 

and an indication of the economic value (gross value added) that could be gained by Nuneaton and 

Bedworth Borough, should development be delivered in line with the indicative proposals submitted as part 

to the outline planning application. 

Employment capacity of the Faultlands proposal 

10.2. An estimate of the number of employees that could be accommodated in buildings, as proposed, can be 

made using the Homes and Communities Agency (2015) Employment Densities Guide (3rd edition). This 

assigns job densities for the floor space that is required on average per full-time equivalent (FTE) member 

of staff for different business activities.  

10.3. This assessment uses employment densities of 36 sq. m of floor space per job in B2 use for industrial / 

manufacturing, and 70 sq. m of floor space for each job in B8 use for warehouse / distribution (this covers 

all staff, including management, sales, IT and administration).  

10.4. Because the exact mix of B2 and B8 use floorspace is not known at this stage, a 30% B2 / 70% B8 spilt is 

assumed, with a 20% / 80% split also examined to indicate in the Table below (Figure 10.1) a range of job 

numbers that the proposal is likely to support. 

Figure 10.1: Estimate of the Employment Potential (range)12 

Proposed 
Use 

30% B2/ 70% B8 20% B2 / 80% B8 

Floor area used in 
accordance with 
2015 HCA Guidance 

Floor space 
m2 FTE Jobs 

Floor space 
m2 FTE Jobs 

B2 26,477 735 17,651 516 
Gross internal area  
(95% of GEA) 

B8  65,033 929 74,324 1,062 Gross external area  

Jobs  1,664  1,578  

 

10.5. This analysis shows that the Proposed Development could directly support between 1,578 and 1,664 FTE 

jobs when completed and occupied. Whilst this is an indication based on established guidance, it is 

important to appreciate that the actual number could be higher or lower, and may also vary over time. It is 

acknowledged that there could be a small number of people leaving jobs elsewhere to work at Faultlands, 

an effect which is known as ‘displacement’. However, any displacement that may arise as a result of the 

Proposed Development is likely to be readily adjusted with the result being a net increase in employment 

                                                      
12 Our assessment does not take into account jobs created during construction, which would be in addition. 
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activity. 

10.6. The UK logistics sector is an important provider of jobs, both directly and indirectly and makes a significant 

and increasing contribution to the UK economy, as well having a role in a wide range of other sectors.  

Distribution floorspace generates a range of high quality employment opportunities.  Research shows that 

the number and quality of jobs provided by distribution development is generally underestimated and is 

consistently increasing (Prologis, Technical Insight Note: Distribution Warehouses Deliver More Jobs, May 

2015).   

10.7. It is possible to estimate the approximate number of people that would be required for the various job types 

in the B8 warehouse/distribution element of the proposal. Research by Prologis13 shows that the majority 

of staff (50%) are warehouse operatives, while drivers account for 8%, administration and support 13% and 

managerial roles 8%. In addition, 21% of staff work in other categories comprising IT, customer service, 

sales and engineering functions. The Prologis research found that 89% of employees were employed on a 

full time basis, with the remaining 11% working part-time.  

10.8. It can therefore be estimated that the proposed B8 uses could create around: 

 400 warehouse jobs; 

 100 driver jobs;  

 100 administration and support roles; 

 80 managerial posts; and  

 230 other posts in IT, customer service, sales and engineering support.   

 

10.9. This demonstrates the range and quality of job roles which can be created by B8 logistics development.   

10.10. We have used ‘travel to work’ data recorded in the 2011 Census to indicate the area within which future 

employees could be living and to gauge the effect in Nuneaton and Bedworth. This shows that there are 

some 9,050 individuals that travel to the area surrounding the application site to work (within Nuneaton and 

Bedworth Middle Layer Super Output Areas 008 and 009). Approximately 70% of these people are 

residents of the Nuneaton and Bedworth area. If this proportion is applied to the new employment 

opportunities at Faultlands, then between 1,165 and 1,105 of the jobs could be taken by local residents.  

Gross Value Added 

10.11. Gross Value Added (GVA) is a measure of the contribution to the economy of a business or industry. It is 

used as a headline indicator to monitor economic performance at regional and national level (GVA per head 

of population). It can also be used at the project level to provide an indication of the workplace income 

(wages and profits) generated in the process of producing goods and services (GVA per filled job). The 

GVA to the economy associated with these employees has been estimated applying an annual GVA of 

£45,295 per filled job (ONS. NUTS2 West Midlands, 2015). This would represent a direct contribution of 

some £50 million annually into the economy of the Nuneaton and Bedworth area. A further input of £20 

                                                      
13  Distribution warehouse deliver more jobs, Prologis. May 2015. 
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million would be fed into the wider area around Nuneaton and Bedworth. 

10.12. There would also be indirect benefits associated with the knock-on effects of the services and supplies 

purchased by the businesses operating from the proposed units. The supply chain effect is known as the 

‘multiplier’ and is one of a number of potential impacts that is included in the English Partnerships 

Additionality Guide (2014, 3rd Edition). Based on the HCA Guide, a multiplier of 1.29 is considered 

appropriate for B2/B8 development. Applying this to the GVA of £50 million, indicates that the stimulus to 

related businesses in the area would be worth a further £14.5 million each year. 

Conclusions  

10.13. As demonstrated by our analysis at Section 4, the labour market in Nuneaton and Bedworth is characterised 

by a significantly lower rate of economic activity and a comparatively low job density, which correlates with 

the high net outflow of commuting to work. This indicates that more opportunities are required in Nuneaton 

and Bedworth for residents to work locally. Our analysis shows that the Proposed Development could 

directly support between 1,578 and 1,664 FTE jobs when completed and occupied.  

10.14. Research shows that these jobs are likely to be across a range of sectors, including managerial, 

administration sales and customer service roles. 

10.15. If existing commuting patterns are used to predict where workers at Faultlands would originate, at least 

70% of the new positions would be taken by residents of Nuneaton & Bedworth.  

10.16. The Faultlands proposal would offer economic benefits to the local area by creating long-term employment 

opportunities.   

10.17. At this stage, it is estimated that the proposal could provide a direct contribution of some £50 million 

annually into the economy of the Nuneaton and Bedworth area.  

10.18. There would also be indirect benefits associated with the effects of services and supplies related to the 

operation of the businesses: we estimate that the stimulus to related businesses in the area would be worth 

an additional £14.5 million each year. 

10.19. It is therefore clear that the site has the potential to deliver significant economic benefits to the local area. 
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11. Summary & Conclusions 

11.1. Savills is instructed by The Arbury Estate (the Estate) to consider and report on the socio-economic and 

market need for strategic employment development at Faultlands in order to support the site’s removal from 

the Green Belt and allocation for strategic employment use within the Nuneaton Bedworth Local Plan.  

Location & Proposals 

11.2. Work undertaken to support the submitted outline planning application has established that up to 92,904 

sq .m (1,000,000 sq. ft) of B2 and B8 floorspace can be accommodated at Faultlands.  The qualities of the 

site and proposals mean that it will attract demand across a wide spectrum of B2 and B8 uses and has the 

potential to attract international and national investors and occupiers, as well as manufacturers and supply 

chain companies seeking to serve the sub-region. The site has sufficient critical mass to create a high 

quality environment, provide flexibility to respond to a range of requirements, and be in a position to 

maintain supply opportunity in the Borough over a reasonably long development period. 

11.3. Faultlands provides a logical extension to Bermuda Park and has been proposed as an allocation in 

previous versions of the emerging Local Plan in order to meet this objective. It is logical that further 

development in this location should be brought forward, which can maximise the benefits seen from 

significant public sector investment to date, such as the new Bermuda Park Station. 

Socio-Economic Context 

11.4. Nuneaton and Bedworth Borough lags behind the rest of the sub-region on most measures, with lower 

rates of economic activity, lower job density, higher unemployment, lower skills attainment and fewer people 

in managerial and professional occupations.  Overall the Borough is more deprived than all parts of the 

sub-region (except Coventry).  

11.5. Against this socio-economic background, it is clear that there is a significant need for additional employment 

opportunities in the Borough.   

Economic Policy & Strategy 

11.6. There is a strong commitment to economic growth at all levels and a number of key themes are consistent 

between the various documents, including the urgent need for additional strategic employment land. 

11.7. National planning policy strongly supports economic growth and states that full account should be taken of 

market and economic signals when preparing Local Plans.  The development proposals at Faultlands are 

directly in response to market signals. 

11.8. Local Enterprise Partnerships (the CWLEP in this case) are the relevant body to identify strategic needs. 

The CWLEP SEP (2014) and update (2016) aim to improve the competitiveness of the sub-region, including 

£2.7 billion additional GVA; 50,000 new jobs and 1.195 million sq. m of new floorspace. The availability of 

employment sites is recognised as fundamental to achieving these targets and growth at Bermuda Park is 
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one of the top 5 priorities. Investment to date and planned for the future focuses on the north-south rail links 

and A444 corridor, and Faultlands is ideally placed to maximise the benefits of these projects.  

11.9. It is acknowledged that the supply of scarcity of land in the short-term has the potential to damage 

the economic prospects of the area and cause investment to be lost to other areas. 

11.10. The application proposals directly address the strategic objectives of the SEP in terms of their location in 

the area of greatest economic need, their strategic scale and their fit with identified growth sectors of 

logistics and the automotive sector. 

11.11. The West Midlands Combined Authority SEP (2016) includes targets which are more ambitious than the 

individual LEPs and identifies an urgent need for strategic sites, acknowledging that this is likely to require 

a review of the Green Belt. 

11.12. The Government’s commitment to regional and local growth is clear in the Industrial Strategy White Paper 

(2017), which emphasises an increasing role for the LEPs with greater accountability, as well as continued 

devolution to regional and sub-regional level.  Advanced manufacturing growth is key to the Strategy and 

particularly relevant in the sub-region, given existing strengths. 

11.13. The proposals are directly aligned with the objectives of Nuneaton and Bedworth BC, facilitating additional 

high quality job opportunities and enabling growth in key sectors. 

 

Existing Regional & Sub-regional Evidence Base 

11.14. There is a consistency in the assessment work which all concludes that there is a severe shortage of land 

and of strategic high quality employment sites. All of the studies undertaken have identified a quantitative 

need for additional employment land in the West Midlands and the CWLEP area. There is evidence of a 

severe shortage of strategic employment sites at a sub-regional level (at least 300 ha shortfall).  This is 

even greater now that a reduced amount of land is allocated at Bermuda Park.  The recommendation is 

that additional sites should be allocated, within the Coventry Travel to Work Area. It was concluded by 

CBRE that future growth will be constrained unless currently proposed sites are delivered and future sites 

are identified. 

11.15. It is clear that there is a very strong need for additional strategic employment sites.  The need has increased 

since the various studies were published, and is likely to continue to increase over the coming months. As 

noted in the CBRE report, “The scarcity of available land in the short term has the potential to damage 

the economic prospects of the area by preventing investment opportunities being delivered.” and 

“Future growth will be constrained unless currently proposed sites are delivered and future sites 

are identified.” It is therefore essential to bring forward additional strategic sites in order to benefit from 

future economic growth and maximise the opportunities available to the sub-region. 

11.16. Furthermore, there is an acknowledged shortfall in supply to meet the needs of Coventry.   Whilst it is 

proposed to redistribute this need, the details of how this will be done are yet to be finalised.  It is therefore 

possible that there could be an outstanding shortfall.  Furthermore this need is considerably 
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underestimated as the authorities are planning for a total of c. 500 ha which falls significantly short 

of the 660 ha recommended by CBRE.  

 

Local Employment Land Position 

11.17. Key points from this analysis are as follows: 

 Considerable sub-regional shortfall: There is a significant shortfall of new land coming forward in the 

sub-region in order to meet the requirement set out by CBRE in 2015.  As identified by this report, this 

reduced level of land supply will significantly impact upon economic growth in the sub-region and result 

in investment being lost to other areas.   

 Local shortfall: There is an identified shortfall of new employment land in the Borough: the proposed 

allocations fall short of meeting the requirements, taking into account the unmet needs of Coventry set 

out in the MoU. 

 Requirement for strategic employment sites: There is a particular identified requirement for Nuneaton 

& Bedworth to provide large scale, strategic sites in accessible locations, which can meet the needs of 

the sub-regional logistics sector (GL Hearn, 2016).  

 

11.18. It is clear that the land supply position, both locally, and across the sub-region, is not at a sufficient level to 

ensure economic growth at the levels required to meet the objectives of the CWLEP.  It is therefore vital, 

that those high quality, large scale sites which are capable of contributing to meeting this need (such as 

Faultlands) are allocated. 

11.19. Faultlands is ideally placed to meet the needs of the Borough and the sub-region, providing a deliverable, 

high quality, accessible site, which will be attractive to a range of logistics occupiers, seeking to serve the 

sub-region, as well as the wider West Midlands and UK.  

Market Assessment 

11.20. Nationally and regionally there remains an undersupply of floorspace in prime locations.  There is only 1.2 

years of floorspace available in the West Midlands (provisional figures for 2017 suggest even less at 1 

year’s supply).  The imbalance between demand and supply is evidenced by ongoing rental increases, 

considerably above the long term trend. 

11.21. Analysis of supply and demand for comparable land and premises (over 9,290 sq. m) in the sub-region 

demonstrates that there is a very limited supply available in relation to historic average take up levels.  The 

portfolio of available land does not offer sufficient occupier choice, the vast majority being in North 

Warwickshire.  Based on historic take-up rates, we estimate that there is c. 7 months supply of 

floorspace and just 2.1 - 2.7 years of supply, when immediately available sites are included.  The relative 

supply is likely to be less than this headline figure as take-up has been constrained by a lack of supply. 

11.22. Our analysis clearly demonstrates the critical shortage of land and floorspace in Coventry and 

Warwickshire, with insufficient choice available to occupiers, and further supports the strong arguments 

already made that proposed strategic sites, such as Faultlands, should be brought forward as soon as 
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possible in order to begin to address the imbalance of demand and supply and avoid investment being lost 

to Nuneaton and Bedworth, and the wider sub-region. 

Local Economic Benefits 

11.23. The proposed development has the potential to deliver significant potential economic benefits to the local 

area.  It could directly support between 1,578 and 1,664 FTE jobs when completed and occupied. 

Research shows that these jobs are likely to be across a range of sectors, including managerial, 

administration sales and customer service roles.  

11.24. If existing commuting patterns are used to predict where workers at Faultlands would originate, at least 

70% of the new positions would be taken by residents of Nuneaton and Bedworth.  

11.25. At this stage, it is estimated that the proposal could provide a direct contribution of some £50 million 

annually into the economy of the Nuneaton and Bedworth area.  

11.26. There would also be indirect benefits associated with the effects of services and supplies related to the 

operation of the businesses: we estimate that the stimulus to related businesses in the area would be worth 

an additional £14.5 million each year. 

Conclusion 

11.27. The allocation of Faultlands would: 

 Meet the clear need for additional employment land in this location, in light of a shortfall in current 

allocations both locally and sub-regionally and the particular demand for strategic sites identified 

by the evidence base; 

 

 Respond to market signals indicating a strong need for additional high quality sites in accessible 

locations in the sub-region;  

 

 Respond to the socio-economic need for economic growth in Nuneaton & Bedworth providing 

the opportunity to deliver significant socio-economic benefits to the local area, which is in 

particular need relative to the rest of the sub-region; 

 

 These benefits would be materialised once the site is delivered and this is possible in the 

relatively short term, given that a planning application has been submitted and the site is in single 

ownership.   

 

 Contribute towards meeting the targets set within the CWLEP SEP by creating opportunities for 

investment; maximise the benefit of public investment at Bermuda Park and along the A444 

corridor; and 

 

 Provide for an extension of Bermuda Park, identified as a key strategic priority in the sub-region 

within both the SEP and CBRE’s 2015 Study. 
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Faultlands – Site Context  

 
i. The Site is within the sole ownership of the Arbury Estate (“the Estate”) who strongly support 

its proposed strategic employment allocation through Policy EMP1 of the Borough Plan, 
subject to minor revisions to the accompanying design criteria justification text as this 
Statement explains. 

ii. Savills on behalf of the Estate submitted an outline planning application (“the proposed 
development”) to Nuneaton and Bedworth Borough Council (“NBBC”) which was made 
formally valid by NBBC on 7th June 2017. The description of development proposed is as 
follows:  

“Redevelopment of existing land for up to 92,904 sqm of B2 (General industrial) and B8 
(Storage or distribution) floorspace including associated engineering and ground modelling 
works, vehicular access, landscaping, sustainable drainage, car parking and all ancillary 
enabling and infrastructure works. (Including the demolition of all existing buildings)”. 
[Planning application ref: 034901].  

 
iii. The Estate and NBBC have agreed to hold the planning application in abeyance whilst the 

Local Plan Examination in Public is progressed. It is the Parties (the Estate and NBBC) 
intention to submit an agreed Statement of Common Ground prior to the Hearing.  
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Faultlands Farm, Nuneaton 
Illustrative Landscape Masterplan

KEY

Application Boundary

Existing Boundary Planting

Existing Trees

Existing Overhead Power Line

Proposed Indicative Tree Planting 

Proposed Tree Belt Planting to the Southern, South-
West and Western Boundary

Proposed Native Buffer Planting to the Northern, 
Southern and Western Boundary

Potential Green Infrastructure Planting 

Proposed Marginal and Edge Planting within 
Attenuation Basin

Proposed Mown Grass

Proposed Native Hedge Planting to the Eastern 
Boundary

Proposed Attenuation Basins with Reed Bed Planting

Proposed Indicative Building Locations

Proposed Indicative Pedestrian/ Cycle Route

Proposed Indicative Road Infrastructure 
(alignment subject to final building location)

Indicative Car Parking Layout 
(new tree planting subject to final building location and 
operator requirements)

Indicative Hard Surface Area associated with buildings 
(extent subject to final building location and operator 
requirements)

Boundary to Proposed Residential Allocation 
(Policy HSG3, Emerging Borough Plan 2017)
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NOTE
Landscape proposals are illustrative and are subject to further detailed 
design. Landscape proposals to be read in conjunction with the 
landscape section within the Design and Access Statement.  
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1. Introduction 
1.1 The Landscape Agency (TLA) was appointed by Arbury Estates (The Client) to undertake a Green Belt 

Review in relation to Site EMP1 - Faultlands (See Appendix D - Extract of Borough Plan Site Allocation 
EMP1), Nuneaton. The site is located to the north of Gipsy Lane and to the east/south-east of the B4113 
Coventry Road (Appendix B).    

1.2 Nuneaton and Bedworth Borough Council’s (N&BBC) emerging Borough Plan was submitted to the 
Secretary of State on 6th June 2017.  

1.3 The draft Borough Plan states “The 2016 Strategic Housing Land Availability Assessment (SHLAA) has 
shown that the Borough is unable to meet the development needs identified by the 2015 Strategic Housing 
Market Assessment without releasing suitable parcels of land from the Green Belt Boundary” (Para 5.48)  

1.4 A Joint Green Belt Study (2015) was undertaken to assess parcels of land on the edge of the Green Belt 
and the contribution they currently make to the Green Belt and the five purposes set out in the National 
Planning Policy Framework (NPPF). In addition to performance against the Green Belt purposes, sites 
were assessed in terms of their biodiversity value, heritage and landscape character.  

1.5 Based on this evidence, EMP1 has been identified within the draft Borough Plan as land to be removed 
from the Green Belt. The site is allocated as a strategic employment site under proposed policy EMP1.  

 

REPORT STRUCTURE  

1.6 This report assesses the site against the five purposes of the Green Belt, reviewing the Borough Plan 
evidence base. The report takes the following structure: 

• Section 2 defines the location and existing character of EMP1;  

• Section 3 provides a summary of the policy background relating to the Green Belt; 

• Section 4 outlines the methodology within this review; 

• Section 5 provides a review of EMP1 against the five purposes of the Green Belt; 

• Section 6 summarises the site in terms of heritage value and landscape character; and 

• Section 7 provides conclusions on release of EMP1 from the Green Belt. 

 

SUMMARY FINDINGS  

1.7 This report concludes that EMP1 performs poorly against the Green Belt purposes and that any potential 
adverse effects on the overall integrity of the Green Belt will be low.  

1.8 Bringing forward sustainable development on this site will not result in harm to the purposes of the Green 
Belt and a continued sense of openness can be maintained around EMP1. 
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2. The Site 
2.1 The Site (Appendix B – Site Location Plan) is located to the south-west of Nuneaton, approximately 1km 

from the northern edge of Bedworth, and occupies 26 ha of land. The site is a mixture of farmland with 
remnant hedgerows and hedgerow trees, and a parcel of land with trees and scrub.  Faultlands farmstead 
and associated buildings sit on the eastern side of the site.  

2.2 To the immediate north of the site is the Griff Brook set within a wooded and steep sided valley. This partly 
obscures views of the urban edge to the north from within the site. The Centenary Way footpath (Long 
distance route) runs along the bottom of this valley and then joins the Coventry Canal towpath.  

2.3 To the north of the Griff Brook valley is a linear open space fronted by semi-detached houses on Dorlecote 
Road and Poyser Road.  

2.4 The Coventry Canal runs adjacent to the eastern boundary, with scattered trees along the canal’s edge. 

2.5 There is an established, predominantly hawthorn, hedge along the western boundary with Coventry Road 
(B4113) and the railway line. The road and railway sit within a cutting and are therefore not visible from 
most of the site. However, vehicles and trains are audible.  

2.6 Gipsy Lane runs along the southern boundary, lined with hedgerows and mature hedgerow trees (mainly 
oaks). As a result, Gipsy Lane forms an attractive and significant buffer between the site and countryside 
to the south. 

2.7 The site is elevated, falling from a high point in the southwestern corner to a low point along the eastern 
boundary with the Canal.  

2.8 An overhead electricity lines cross the south-western part of the site and are highly visible. 

2.9 There are 8 individual poor-quality trees located within the site but EMP1 is generally open and lacks 
notable internal landscape features. 

2.10 A Site of Special Scientific Interest (SSSI) is located to the south of Gipsy Lane within Griff Quarry and 
extends into the south-west corner of the site. The parcel that is located within the site is in the process of 
being denotified, as confirmed by Natural England. 

2.11 Griff Hill Quarry is located to the south of the site and previously extended into the south-west corner of the 
site. Although the quarry is well-screened, there are views from the site of mineral extraction plant above 
the tree line. 
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3. Policy Background 
THE NATIONAL PLANNING POLICY FRAMEWORK 

3.1 The National Planning Policy Framework (NPPF) sets out the Government’s planning polices for England 
and how these are applied. At the heart of the NPPF is a presumption in favour of sustainable 
development. 

3.2 NPPF paragraph 152 states that in plan making 'local planning authorities should seek opportunities to 
achieve each of the economic, social and environmental dimensions of sustainable development and net 
gains across all three'. 

3.3 The NPPF shows how sustainable development should be interpreted. To deliver sustainable development 
the NPPF outlines twelve Core Planning Principles of which 'Protecting the Green Belt land' is one. The 
principles for protecting the Green Belt are outlined in paragraphs 79-92 of the NPPF. 

3.4 The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land permanently open; 
the essential characteristics of Green Belts are their openness and their permanence.  

3.5 The Green Belt serves five purposes, as set out under Paragraph 80 of the NPPF: 

• To check the unrestricted sprawl of large built-up areas; 

• To prevent neighbouring towns merging into one another; 

• To assist in safeguarding the countryside from encroachment; 

• To preserve the setting and special character of historic towns; and 

• To assist in urban regeneration, by encouraging the recycling of derelict and other urban land. 

 
3.6 Paragraph 85 of the NPPF states that when defining the boundaries of the Green Belt, local planning 

authorities should: 

• Ensure consistency with the Local Plan strategy for meeting identified requirements for 
sustainable development; 

• Not include land which it is unnecessary to keep permanently open; 

• Where necessary, identify in their plans areas of ‘safeguarded land’ between the urban area and 
the Green Belt, in order to meet longer-term development needs stretching well beyond the plan 
period; 

• Make clear that the safeguarded land is not allocated for development at the present time. 
Planning permission for the permanent development of safeguarded land should only be granted 
following a Local Plan review which proposes the development; 

• Satisfy themselves that Green Belt boundaries will not need to be altered at the end of the 
development plan period; and 

• Define boundaries clearly, using physical features that are readily recognisable and likely to be 
permanent. 

 
NUNEATON AND BEDWORTH BOROUGH COUNCIL POSITION 

3.7 The Green Belt within Coventry and Warwickshire is part of the larger West Midlands Green Belt. It was 
formally approved by the Secretary of State in 1975 and today covers almost 1500 square kilometres, 
surrounding the Black Country, Coventry, Birmingham and Solihull (Joint Green Belt Review, 2015). 
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3.8 The West Midlands Green Belt has prevented the sprawl of Birmingham, Wolverhampton and Coventry, 
merging of surrounding towns and encroachment into the surrounding countryside.  It has also helped to 
preserve the setting and special character of the main urban areas, as well as smaller settlements.  The 
Green Belt has helped to encourage regeneration by directing development to brownfield sites.  However, 
some pockets at the urban fringe have been compromised and degraded by infrastructure projects such as 
roads and power lines, and other urban intrusions (Joint Green Belt Review, 2015). 

3.9 The Council have confirmed through their draft Borough Plan that urban (brownfield) sites are, on their 
own, incapable of delivering the housing required over the Plan Period. The Borough Plan identifies 13 
strategic sites to be removed from the Green Belt, including EMP1 (Appendix C - Borough Plan 2011 - 
2031 Publication: Proposals Map (2017)).  
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4. Methodology 
4.1 Unlike some other areas, the special qualities of the Nuneaton and Bedworth Green Belt has not been 

individually defined. Therefore, the only criteria on which to base this assessment are the five purposes of 
the Green Belt.  

4.2 The Site was tested against the five purposes outlined in the NPPF. A judgement was made as to how the 
site scores against each of the five purposes. The review criteria are the same as those used within the 
2015 Joint Green Belt Study (Appendix G). Scores are between 1 and 4 for each purpose. These are then 
used to make an overall judgement on the contribution of the site to the Green Belt purposes. 

4.3 Green Belt designation does not depend on the attractiveness or quality of the landscape. However, this 
report does provide a summary of the site in terms of landscape character and heritage value, as these are 
important factors in redefining the Green Belt. 

 

NUNEATON AND BEDWORTH BOROUGH COUNCIL LANDSCAPE EVIDENCE BASE 

4.4 The Site has been reviewed against the following evidence: 

Landscape Character and Heritage Assessment based on the following published evidence base: 

• Nuneaton & Bedworth Land Use Designations (LUD) Study – Volume 1: Landscape Character 
Assessment (August 2012) by TEP 

• Nuneaton & Bedworth Land Use Designations (LUD) Study – Volume 2: Policy Recommendations 
(August 2012) by TEP 

• Nuneaton & Bedworth Land Use Designations (LUD) Study – Volume 3: Site Analysis and 
Selection (August 2012) by TEP 

• Nuneaton & Bedworth Land Use Designations (LUD) Study – Stage 2: Individual Site Assessment 
(February 2012) by TEP 

• Nuneaton & Bedworth Borough Council Borough Plan – Heritage Assessment (2016) by ECUS 

Green Belt Assessment based on the following published evidence base: 

• West Midlands Joint Green Belt Study:  Appendix 1 Nuneaton and Bedworth Green Belt 
Assessment (June 2015) by LUC 
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5. Review of EMP1 Against the Five Purposes of the Green Belt 
5.1. The following section reviews EMP1 against the five purposes of the Green Belt as defined by the Joint Green 

Belt Study (See Appendix F & G – Green Belt Review Plan and Criteria) along with an independent assessment 
to help justify the conclusions stated.  

  
CHECK UNERSTRICTED SPRAWL OF LARGE BUILT UP AREAS 

CRITERIA ORIGINAL GREEN BELT REVIEW TLA RESPONSE 

Ribbon development:  
Does the parcel play a role in 
preventing ribbon development 
and/ or has the Green Belt within 
the parcel already been 
compromised by ribbon 
development? 

The parcel plays a role in preventing 
ribbon development along Gipsy 
Lane which runs along the southern 
edge of the parcel.  
 

Griff Quarry abuts the southern side 
of Gipsy Lane. Allocated housing 
(HSG3) to the east of EMP1 will 
adjoin existing housing to the east 
existing housing off Marston 
Ln/Gipsy Ln. Therefore, release of 
EMP1 would not result in a ‘finger’ of 
development along Gipsy Ln but 
would ‘round off’ the urban edge. 

Openness:  
Is the parcel free from 
development?  
Does the parcel have a sense of 
openness? 

A large quarry borders the south-
western corner of the parcel. The 
buildings associated with the quarry 
sit within a SSSI to the south west. 
With the exception of a line of pylons 
running through the parcel and a 
single farm the parcel is free from 
development. The farm is relatively 
small and is not considered to have a 
significant effect on the openness of 
the Green Belt. The land within the 
parcel is open, relatively flat 
agricultural land.  
 

The sense of openness is already 
compromised by storage around the 
farmstead, overhead pylons, views of 
quarry machinery, noise from major 
infrastructure and the adjacent urban 
fringe.  

Allocated housing (HSG3) to the east 
of EMP1 will further reduce the 
sense of openness. 

 

 

PREVENT NEIGHBOURING TOWNS MERGING 

CRITERIA ORIGINAL GREEN BELT REVIEW TLA RESPONSE 

Location of parcel and distance 
between neighbouring 
settlements:  
Is the parcel located within an 
existing settlement?  
If no, what is the width of the gap 
between the settlements at the 
point that the parcel is 
intersected? 

Measured along the Coventry Canal 
which runs through the centre of the 
parcel, the gap between the urban 
edges of Nuneaton to the north and 
Bedworth to the south is roughly 
1.6km wide.  
 

Development on the site would not 
result in coalescence or visually 
reduce the perceived distance 
between Nuneaton and Bedworth, 
due to mature vegetation along 
Gipsy Lane and open fields to the 
south of the site, which would still 
provide a Gap between settlements. 
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PRESERVE THE SETTING AND SPECIAL CHARACTER OF HISTORIC TOWNS 

CRITERIA  ORIGINAL GREEN BELT REVIEW TLA RESPONSE 

Parcel forms an historical and/or 
visual setting to the historic town:  
Is the parcel partially or wholly 
within or adjacent to a 
Conservation Area within an 
historic town?  
Does the parcel have good 
intervisibility with the historic core 
of an historic town? 

The parcel does not overlap with a 
Conservation Area within an historic 
town. In addition, there is no  
intervisibility between the historic 
cores of Nuneaton or Bedworth and 
the parcel. 

The site therefore provides no 
contribution to this purpose of the 
Green Belt. 

 

ASSIST IN SAFEGUARDING THE COUNTRYSIDE FROM ENCROACHMENT 

CRITERIA ORIGINAL GREEN BELT REVIEW TLA RESPONSE 

Significance of existing urbanising 
influences:  
Does the parcel have the 
characteristics of countryside 
and/or connect to land with the 
characteristics of countryside?  

Has the parcel already been 
affected by encroachment of 
urbanised built development? 

A large quarry borders the south-
western corner of the parcel. The 
buildings associated with quarry sit 
within a SSSI to the south west. With 
the exception of a line of pylons 
running through the parcel and a 
single farm the parcel is free from 
development. The farm is relatively 
small and is not considered to have  
a significant effect on the openness 
of the Green Belt. It is not considered 
to be an urbanising influence. The 
land within the parcel is open, 
relatively flat agricultural land. 
Therefore, there are no urbanising 
influences within the Green Belt 
parcel which represent 
encroachment of the countryside. 

The sense of openness is already 
compromised by storage around the 
farmstead, overhead pylons, views of 
quarry machinery, noise from major 
infrastructure and the adjacent urban 
fringe.  

Allocated housing (HSG3) to the east 
of EMP1 will further reduce the 
sense of openness. 

The site has few features which 
contribute to an appreciation of the 
countryside (such as significant 
vegetation, distinctive landform or 
landscape structure). Hedgerows are 
fragmented, and trees are sparse 
and often in poor condition 

 

Significance of boundaries / 
features to contain development 
and prevent encroachment:  
Are there existing natural or man-
made features / boundaries that 
would prevent encroachment in 
the long term? (These could be 
outside the parcel) 

A large quarry borders the south 
western corner of the parcel. The 
Coventry Canal runs through the 
centre of the parcel. The Griff Brook 
and Wem Brook, which are 
designated as Flood Zone 3b form 
the northern and eastern edges of 
the parcel, respectively. The brooks 
represent permanent defensible 
boundaries inhibiting the 
encroachment of the countryside 
within the parcel and to the south. 
Urbanising development within the 
parcel would represent a significant 
breach of these defensible 
boundaries, and would constitute 
encroachment of the corridor of 
countryside within the parcel. None 

Gipsy Lane and the B4113 are major 
transport corridors with mature 
hedgerows and well-established 
trees. These form strong defensible 
boundaries to EMP1 and would 
protect the countryside from future 
encroachment. 
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of the boundaries which run through 
the parcel are considered to 
significantly protect the countryside 
between Bedworth and Nuneaton 
from encroachment, making the 
Green Belt designation the principle 
protector of the countryside. 

 
 
ASSIST IN URBAN REGENERATION 

CRITERIA NOTES TLA RESPONSE 

The need to incentivise 
development on derelict and other 
urban land within settlements:  
All parcels make an equally 
significant contribution to this 
purpose  

 No comment 

 
 

CONCLUSIONS 

5.2. EMP1 scored 13/20 within the Joint Green Belt Review (2015), indicating it is a mid-performing Green Belt 
parcel.  

5.3. The assessment considered the combined contribution of EMP1 and the parcel to the east (housing allocation 
within the Pre-Submission Local Plan) to the purposes of the Green Belt (Refer to the Supplementary 
Appendices document - Fig 9). Since both parcels are allocated within the Pre-Submission Local Plan, this 
approach is considered appropriate to address potential cumulative effects on the Green Belt.  

5.4. As part of this assessment, the following illustrates an independent assessment of the Green Belt review based 
on how EMP1 performs against the five purposes of Green Belt. 

 
Summary of EMP1 Green Belt Performance 
NPPF Green Belt Purposes Original 

Score 
TLA 

Score 

To check the unrestricted 
sprawl of built-up areas 

3/4 2/4 

To prevent neighbouring 
towns merging 

2/4 2/4 

To assist in safeguarding the 
countryside from 
encroachment. 

4/4 3/4 

To preserve the setting and 
special character of historic 
towns. 

0/4 0/4 

To assist in urban 
regeneration 

4/4 4/4 

TOTAL 13/20 11/20 
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5.5. Following our appraisal, TLA support the conclusion that EMP1 is a mid-performing Green Belt parcel but 
consider the score for EMP1 could be reduced. 
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6. Site Assessment 
LANDSCAPE CHARACTER AND SITE ASSESSMENT 

6.1. EMP1 is located within the Nuneaton and Bedworth Urban Fringe character area (See Appendix E – Landscape 
Character Areas). The LCA states this character area is in ‘poor’ condition and has “moderate-high landscape 
capacity” for residential development due to: 

• ‘the poorer landscape and visual qualities’. 

• ‘Development of this parcel would not impinge on the open countryside which separates 
Nuneaton and Bedworth’. 

• ‘remnants of hedgerows and the storage around Faultlands farmstead forming detractions 
in the landscape’. 

• ‘overhead powerline and views of Griff Quarry result in a less attractive landscape character.’  

6.2. TLA agree EMP1 has moderate-high landscape capacity for the following reasons: 

• EMP1 is heavily influenced by a prominent urban fringe to the north, extensive transportation 
infrastructure, an active aggregates quarry to the south along with noise from trains and 
vehicles to the west. These have an urbanising effect on EMP1. 

• Overhead powerlines within the site and Faultlands Farm detract from the sense of openness.  

• Hedgerows within EMP1 are fragmented and trees are sparse and often in poor condition.  

• A landscape buffer is retained along the northern and eastern edges of EMP1, associated with 
the wooded valley of the Griff Brook and the Coventry Canal. This would reduce the visual 
prominence of the urban fringe and therefore enhance separation between Nuneaton and 
Bedworth. 

• Residential proposed to the east of the Coventry Canal will result in EMP1 being surrounded by 
urban development.   

6.3. The LCA recommends this site is taken forward for residential development to avoid a “monotonous urban 
edge”. TLA consider employment use could be accommodated due to the limited visibility of the site. Views of 
EMP1 are restricted by the railway line and B4113 to the west, quarry to the south, mature hedgerows and 
trees along Gipsy Lane, and woodland and existing development to the north.  

6.4. In addition, the boundary of EMP1 has been revised following the LCA to exclude elevated ground in the 
south-west corner of the parcel. This protects the openness of the most visible areas and limits the potential 
prominence of development within the wider setting. 

 

HERITAGE ASSESSMENT 

6.5. The Nuneaton & Bedworth Borough Council Borough Plan – Heritage Assessment (2016) makes the following 
conclusions regarding EMP1: 

• ‘There are no designated landscapes of historic interest with the strategic site or study area.’  

• ‘It is considered there would be no harm to the setting or heritage significance of any 
designated built heritage assets as a result of change within the strategic site.’ 

• ‘The historic landscape character of the strategic site is characterised by very large, arable, 
post-war fields created through the removal of field boundaries and intensive ploughing. As a 
result of its modern configuration date and the common occurrence of the Historic Landscape 
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Characterisation type throughout the Nuneaton and Bedworth area it is considered that the 
historic landscape character of the strategic site is of negligible heritage significance.’ 

• ‘This loss of historic landscape character also affects the relevance of the strategic site to the 
landscape around Nuneaton which is considered to have inspired some of George Eliot’s 
writing. The loss of field boundaries has made a dramatic impact upon this landscape and as 
such is not considered to contribute greatly to the understanding of the landscape within which 
she lived.’ 

• The Coventry Canal is non-designated but considered of ‘demonstrable regional importance for 
its contribution towards the understanding of the economy and development of the town of 
Nuneaton’. Development within the site will result in a loss of agricultural land which has 
historically characterised this section of the canal. However, as noted above this character has 
already deteriorated. ‘As such the strategic site is currently considered to make a low 
contribution towards the heritage significance of this heritage asset.’  
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7. Conclusions 
7.1. N&BBC have confirmed, through their emerging Borough Plan evidence base, that urban (brownfield) sites 

are, on their own, incapable of delivering the quantum of development required over the Plan Period. HSG2 
and EMP1 have been identified in the Borough Plan as appropriate for future housing / employment.   

7.2. This report concludes that EMP1 performs poorly against the Green Belt purposes and that any potential 
adverse effects on the overall integrity of the Green Belt will be low.  

7.3. Bringing forward sustainable development on this site will not result in harm to the purposes of the Green Belt 
and a continued sense of openness can be maintained around the site. 

7.4. Based on a review of the emerging Borough Plan landscape evidence, it is considered that: 

• Development could be accommodated within EMP1 without significantly adversely affecting the 
surrounding landscape character. 

• Whilst there would be a reduction in openness and encroachment of the countryside, existing 
urbanising influences are considered to compromise the contribution of this site to the Green 
Belt.  

• EMP1 is not visually prominent due to neighbouring vegetation and built development, which 
would limit the impact of new development.  

• There would be no coalescence of neighbouring towns. 

• No important views of the urban edge to Nuneaton would be removed through development. 

• EMP1 has permanent, defensible boundaries which would limit further urban sprawl. 

 
7.5. Through the masterplanning process, there would be opportunities to protect and enhance the value of the 

site, including: 

• New tree planting to provide visual buffering of development, resulting in a net gain in tree cover 
and providing future mature trees; 

• Increased habitat diversity, such as creation of attenuation ponds, landscape buffers and new 
tree planting; 

• Establishing a landscape buffer along the eastern boundary with the Coventry canal to protect 
the residential amenity of future adjoining properties (HSG3) and users of the Canal towpath; 

• Responding to the topography of the site to minimise the scheme’s visual impact; 

• Strengthening roadside planting at vehicle access points; 
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Appendix A - Glossary 
 
 
 
LCA  Landscape Character Area  
N&BBC  Nuneaton and Bedworth Borough Council 
PRoW  Public Rights of Way 
RPG  Registered Park and Gardens 
TLA  The Landscape Agency 
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Appendix B - Site Location Plan 

 

Gypsy Lane 
 

Coventry 
Road 

 

Coventry 
Canal 
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Appendix C - Borough Plan 2011 - 2031 
Publication: Proposals Map (2017)  
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Appendix D - Extract of Borough Plan Site 
Allocation EMP1 
 
 

 

EMP1: Faultlands Farm 
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Appendix E - Landscape Character Areas 

 



The Landscape Agency   

   
 Arbury Estate, Warwickshire  Page 21 of 24 
 Green Belt Review - Faultlands Farm 
                          

Appendix F - Green Belt Review Plan 
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Appendix G - Green Belt Review Criteria 
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Appendix H  - Green Belt Review 
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Date: 31 August 2016  
Our ref:  191791 
Your ref: None provided 
  

 
kelly.ford@nuneatonandbedworth.gov.uk 
 
 
 
 
BY EMAIL ONLY 
 

 

 Customer Services 

 Hornbeam House 

 Crewe Business Park 

 Electra Way 

 Crewe 

 Cheshire 

 CW1 6GJ 

 

 T 0300 060 3900 

  

Dear Kelly Ford, 
 
Griff Hill Quarry Site of Special Scientific Interest, Land to the North of Gipsy Lane – Natural 
England’s advice re site allocations 
 
Thank you for your consultation in regards to the above. 
 
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the 
natural environment is conserved, enhanced, and managed for the benefit of present and future 
generations, thereby contributing to sustainable development.  
 
WILDLIFE AND COUNTRYSIDE ACT 1981 (AS AMENDED)  
 
Natural England does not object to any allocation for development of land to the north of Gipsy Lane 
within the Griff Quarry Site of Special Scientific Interest (SSSI), however boundary changes to the 
Site will be required in due course, as shown on the map attached.                                                    
 
The land to the North of, and including Gipsy Lane, was originally included in the notified area of the 
SSSI because the mineral operator at the time, Pioneer, had plans to continue rock extraction in this 
area, so the quarry face would have moved northwards over time.  This “excavation reserve” within 
the SSSI would have accommodated the rock exposures moving north of Gipsy Lane. Following a 
change of mineral operator, the rock extraction north of Gipsy Lane was subsequently not 
considered to be commercially viable, thereby removing the justification for retaining this excavation 
reserve area within the SSSI. 
 
Action required to amend the boundary of the SSSI has not moved forward since the last point of 
discussion with your authority in 2014. The situation remains that partial de-notification is not a 
priority in the Natural England designation programme and Griff Hill Quarry SSSI is just one of many 
sites where boundary adjustments are needed.  This, however does not need to impede your 
authority from including the land north of Gipsy Lane for development in the Local Plan and Natural 
England would be pleased to respond with “no objection” to any such proposals, because these 
would not affect the notified feature of the SSSI. 
 
We would be happy to comment further should the need arise but if in the meantime you have any 
queries please do not hesitate to contact us.  
 
For any queries relating to the specific advice in this letter only please contact Steph Jones on 
steph.jones@naturalengland.org.uk. For any new consultations, or to provide further information on 
this consultation please send your correspondences to consultations@naturalengland.org.uk. 
 
We really value your feedback to help us improve the service we offer. We have attached a 

mailto:kelly.ford@nuneatonandbedworth.gov.uk
mailto:consultations@naturalengland.org.uk


 

 

feedback form to this letter and welcome any comments you might have about our service.  
 
Yours faithfully 
 
Stephanie Jones 
Lead Adviser Sustainable Development 
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