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1. Matter 5 – Economic Growth – including Employment Policies & 

Employment Allocations 

Issue 1 – Does the Local Plan at Policies DS4 and DS6 make adequate 

and appropriate provisions to meet employment development needs over 

the plan period? 

Q5.1) Explain how the Plan sets out a clear economic strategy which 

positively and proactively encourages economic growth. (NPPF 

paragraph 21) 

1.1 Section 4 contains the Vision and Objectives, which sets out that the Borough 

wants to the sustainably grow the economy to improve the attractiveness and 

stimulate regeneration and to provide employment opportunities that will support 

the diversification of the economy.  

1.2 There are, however, no location specific references, other than through 

identifying site allocations.  Nor are there any specific reference to the level of 

economic growth the Borough wants to achieve, despite there being a Strategic 

Economic Plan and a Local Economic Plan.  If the Borough Plan is the spatial and 

statutory plan to deliver these economic aspirations, relevant references to the 

wider aims and objectives, as well as any priorities, should be included within the 

Borough economic strategy. 

1.3 In conclusions, there is concern that the economic strategy is not sufficiently 

specific and is unclear.   

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? 

1.4 The Updated SEP was published in August 2016 and is, therefore, the most up to 

date economic evidence relating to future economic growth included within the 

examination library.  C&W LEP’s long-term aims want to see almost 95,000 jobs 

created in the LEP between 2013/14 and 2030/31 as part of its SEP. Nuneaton 

and Bedworth accounts for around 10.2% of employment in the LEP area (46,000 
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jobs in the district of C&W LEP’s total employment 452,000 jobs1) and assuming 

this stays broadly similar, its share of the 95,000 jobs equates to 9,690 additional 

jobs in Nuneaton and Bedworth (see paragraphs 2.12 and 2.13 in our report), 

which is 606 per annum. This would give a growth rate of around 1.2%-1.3% p.a. 

1.5 Data published by the Office for National Statistics (ONS) can be used to analyse 

historical trends in employment in Nuneaton & Bedworth. The data cover the 

period 2000-15 and are sourced from the ONS Annual Business Inquiry (for 2000-

08) and the ONS Business Register & Employment Survey (for 2009-15). The 

datasets can be used to give a broad overview of jobs change in the district over 

the last 15 years and Figure 1 presents this information. It can be seen that 

employment in Nuneaton & Bedworth has increased from around 34,000 in 2000 

to approximately 43,000 in 2015, equating to growth of 9,000 or 1.6% per 

annum. The period from 2008-10 was relatively flat in terms of jobs change and 

this is a likely reflection of the economic downturn. However, the timeframes 

before (2000-07) and after this (2011-15) indicate relatively steady employment 

growth in the district. 

1.6 Figure 1 also shows future jobs growth in Nuneaton & Bedworth, based on the 

annual growth figures derived from the LEP’s SEP (up to 1.3% p.a. – outlined 

above) and the draft Local Plan (0.5% p.a.). These growth rates have been 

applied to the 2015 employment estimate for the district. Using the Local Plan 

growth rate of 0.5% p.a., employment in Nuneaton & Bedworth by 2030 is 

forecast to be around 46,000, compared with just over 52,000 using the growth 

rate associated with the LEP’s SEP. This translates into a difference of almost 

6,000 jobs, suggesting that under current assumptions, jobs growth in the district 

is unlikely to be high enough to meet future growth aspirations of the LEP. 

 

                                           
1 Business Register & Employment Survey, published by ONS 
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Figure 1: Total Employment in Nuneaton & Bedworth, 2000-30  

 

Source: ONS ABI & BRES, C&W LEP Strategic Economic Plan & Nuneaton & Bedworth Local Plan – with 
additional calculations by Pegasus Group 

 

Q5.3) How many jobs will the planned provision of housing support and 

what is the evidence for this? (NPPF Paragraph 160) 

1.7 There is a range of SHMA reports that refer to different levels of employment 

growth projections.  For example, the 2013 SHMA suggests employment growth 

of 4,400 jobs is projected between 2011 and 2031 based upon Experian data 

(Table 31), which is an annual average of 0.4%.  The report goes on to state 

what the different levels of employment growth are based on different scenarios 

over the plan period.  It is suggested that in order to meet employment growth 

requirements a minimum of 403 dwellings per annum are to be delivered (Table 

43 PROJ A). 

1.8 The subsequent 2014 SHMA undertook further economic testing which considered 

Cambridge Econometrics and Experian forecasts.  The Cambridge Econometrics 

forecast suggests job growth of 90,500 for the HMA and 6,300 (13.8% or 0.7% 

per annum) for Nuneaton and Bedworth between 2011 and 2031 (Figure 7).  The 



Nuneaton and Bedworth Local Plan Examination  
Hearing Statement – Matter 5 
Land at Phoenix Way/ Wilsons Lane 

 

 

 

JANUARY 2018 | HS | BIR.4240   

 

Experian forecast, however, a lower level of 62,600 jobs over the same period, 

with 62,600 and 4,400 jobs for the HMA and Nuneaton and Bedworth 

respectively.  This data is potentially from the same vintage of that assessed as 

part of the 2013 SHMA.  The 2014 SHMA goes on to determine the housing need 

per annum using the forecasts and it suggests that 442 dwellings per annum are 

required to meet Experian labour supply (Figure 11).  To achieve the labour 

supply required for the Cambridge Econometrics forecasts a total of 513 homes 

would be required per annum (Figure 12). 

1.9 In 2015 the SHMA was updated again to draw together other evidence and to 

take into account more recent job growth projections.  The report considers 

employment growth over the period of 2014 to 2031 due to there being 

significant differences between data sources between the period of 2011 and 

2013.  Three different job projections are considered that include Cambridge 

Econometrics 2013 (as set it in the 2014 SHMA), Cambridge Econometrics 2015 

and Experian 2013 (as set out in 2013 and 2014 SHMA).  In terms of the 

conclusions on the Economic Driven Housing Need, it is set out that all of the 

forecasts arrive at 0.5% employment growth (Table 17), which is 4,800 jobs 

between 2014 and 2031 and housing need of 495 dwellings per annum, which is 

9,900 dwellings over the plan period (Table 28). 

1.10 In August 2016 a report was prepared reviewing the most recent 2014 based 

population and household projections for Coventry and Warwickshire Housing 

Market Area.  It does not introduce any new or more recent job growth 

projections, however, determines the dwelling requirements to provide for the 

needs of the economy over the plan period based on the earlier forecasts, 

specifically 4,800 jobs between 2014 and 2031 for Nuneaton and Bedworth.  

Accordingly, a total of 502 dwellings was arrived at which includes a 73 dwelling 

per annum uplift specifically to meet economic needs (Table 45).   

1.11 In light of the above, the employment growth projected between 2014 and 2031 

is 4,800, which represents growth of 0.5%.  This is clearly significantly below 

past trends and the most up to date SEP figure identified above. 

1.12 It is noted that the Draft Plan at paragraph 5.26 identifies that the dwelling 

requirement of 9,900 dwellings generated comparable jobs target of 0.7%.  

Based on the evidence summarised above, this is not strictly accurate as, 

conversely, the level of jobs growth has guided the dwelling requirement.  In 
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addition, the level of employment growth is circa 0.5% not 0.7% (this potentially 

reflects the 2014 SHMA CE employment projection). 

1.13 The Employment Land Study has also used economic forecasts, which are 

consistent with the 2015 SHMA.  The figures referenced in the Employment Land 

Study are, however, inconsistent with those in the SHMA.  This could be due to 

the references referring to full time equivalents rather than overall jobs.  Further 

clarity on this point would be welcomed. 

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? 

1.14 The Employment Land Study of 2016 identifies a demand of 87.4 ha.  In addition 

to this, there is an additional shortfall of 26 ha identified as a shortfall from 

Coventry, that is to be provided in Nuneaton and Bedworth, although the LPA has 

identified that they are only able to accommodate 16.6 ha. 

1.15 The existing supply, which consists of pipeline of sites with planning permission 

(14.3ha), completions since 2011 (3.5ha), losses since 2011 (-3.5ha), land in 

main existing employment area (6.5ha), land in existing smaller employment 

area (2.2ha), totals 23ha.  Therefore, the demand (for N&B only) minus existing 

supply is 64.4ha (Table 23).  The overall demand (N&B and Coventry) minus 

existing supply is 81 ha. 

1.16 The employment supply identified in the Employment Land Study totals 68.2ha, 

however, Policy DS6 of the Borough Plan suggests a larger amount of 

employment land is available (81.6ha).  Clearly, when balancing the remaining 

demand against the proposed supply, there is an excess of 0.6ha. 

1.17 With no additional sites and a shortfall of 9.4 ha (arising from Coventry) which 

has not been addressed in the Borough Plan, there is concern that there is no 

flexibility should additional employment land be required.  As identified in 

response to question 1 above, the levels of employment growth provided for in 

the plan are considered to be rather conservative and not in alignment with the 

Coventry & Warwickshire LEP.  There is concern that a lack of employment land in 

Nuneaton and Bedworth may constrain employment growth and the LEP targets 

may not be realised. 
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Q5.5) From published Annual Monitoring Reports, and any other sources, 

what has been the past take-up of employment land in the Borough? 

1.18 It is understood that past take up rates have varied (some years less than 0.5 ha 

and others over 4.0 ha).  When considering averages, the 10 year average is an 

annual average of 1.8 ha, which is 35.4 ha over 20 years; and the 5 year average 

is an annual average of 1.0 ha, which is 19.3 ha over 20 years (Employment Land 

Study 2016, Table 11).  It should be noted the Employment Land Study outlines 

that the past trends do not factor in the strong performance distribution sector in 

the sub region.  Once an uplift is applied to provide for the distribution sector, it 

results in employment demand of 64.9 ha (5 year completions trend) and 74.0 ha 

(10 year completions trend).  Clearly, the type of units the distribution sector 

require are large in scale, hence why the overall employment land has 

significantly increased.   

1.19 The periods over which those trends have been calculated should be considered 

further.  For example, the ten year period (2005 to 2015) included a small period 

of growth followed by a severe economic recession and, thereafter, a slow and 

stagnant recovery.  The five year period (2010 to 2015) include a slow and 

stagnant recovery.  These circumstances may have constrained levels of 

employment land take up and should not be exclusively used to determine future 

employment land requirements. 

Q5.6) Explain how the requirement for additional new employment land 

was derived, including the cross-boundary work as part of the 

Memorandum of Understanding (MOU) relating to the Planned 

Distribution of Employment Land within the Coventry and Warwickshire 

Market Area. Please be clear on any differences between gross and net 

requirements for additional employment land. 

1.20 It is understood that the quantum of employment land was derived using the 

LEFM job growth forecasts, which breaks down growth for each sector over the 

plan period (Employment Land Study, Figure 25).  A model has then translated 

the sector growth into use classes and appropriate densities have been applied to 

determine the land requirements for each use class (Employment Land Study, 

Table 7). 

1.21 In terms of the additional 26 ha for Coventry, as set out in the Employment Land 

MOU, whilst the CBRE Employment Land Use Study of August 2015 identified an 



Nuneaton and Bedworth Local Plan Examination  
Hearing Statement – Matter 5 
Land at Phoenix Way/ Wilsons Lane 

 

 

 

JANUARY 2018 | HS | BIR.4240   

 

overall requirement of 660 ha of employment land over the plan period, each of 

the individual authorities then needed to undertake their own Employment Land 

Study to determine the local requirements, which when added together totals 714 

ha.  The appropriate employment land figure was identified to be 369 ha, 

however, 214 ha could not be provided within the administrative boundary.  The 

starting point for considering the redistribution was to work out both existing and 

proposed two way commuting flows between Coventry and other authorities in 

the HMA.  These figures clearly established that Warwick, Nuneaton and 

Bedworth and Rugby have the strongest relationships with Coventry and, 

therefore, should be required to provide for the unmet need.  Once existing 

completions in neighbouring authorities have been taken from the supply, a 

residual figure of 26 ha of unmet need was arrived at.  It should be noted that 

Nuneaton and Bedworth have not previously contributed to any employment land 

provision for Coventry and, in fact, over provision from Rugby and Warwick has 

resulted in the proposed redistribution for Nuneaton and Bedworth being reduced 

(from 91 ha to 26 ha). 

Q5.7) What is the basis for the figure of 87hectares (ha) for the 

Borough’s own needs and 26ha for the shortfall from Coventry? [How 

does this square with the evidence in the Employment Land Study 2016 

at para 8.8 which refers to a need identify a further 64ha of land?] 

1.22 The employment land requirement has been identified through a process of 

looking at future job growth projections and determining the labour demand 

forecast, as well as reviewing past trends.  In addition, existing employment land 

allocations have been reviewed in order to consider their performance and 

commercial attractiveness and, where appropriate, sites have been removed from 

the Employment Sites Portfolio.  Both of these processes culminate in a supply/ 

demand balance that identified the total amount of remaining employment land 

to be found on new sites, which in this case is 87 ha. 

1.23 With regard to paragraph 8.8, the reference to 64 ha comes from the Supply/ 

Demand balance in Table 23.  It is the residual employment land requirement 

once the supply has been taken away.  It is not required in addition to the 87ha 

identified within the Employment Land Study 2016.    
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Q5.8) When the Council submit in their background paper (NBBC/03) 

that only 16.6ha of the 26ha shortfall (from Coventry) has been met 

leaving an under-provision of 9.4ha, how has this been calculated? 

1.24 No comment. 

Q5.9) Is the provision of 103.6 ha of employment land in the Plan 

justified? Does the Plan’s variance of allocating approximately 80 ha 

compared to the Borough figure of 113 ha in the employment land MOU 

adversely affect the local and wider sub-regional economy? Will there be 

sufficient jobs? (NPPF Paragraphs 21, 160 & 161) 

1.25 The level of employment land is justified on the basis of the Employment Land 

Study and Employment Land MOU.  There is concern that by not allocating 

additional employment land to meet the shortfall arising from Coventry City could 

result in opportunities for additional job creation being lost.  Given the existing 

social economic profile of Nuneaton and Bedworth it is suggested that additional 

opportunities to further diversify the economy (which is an objective of the plan) 

should be maximised wherever possible.   

Q5.10) Explain the process for employment land identification and 

selection. What options were considered and why the preferred options 

were chosen? What role has Sustainability Appraisal played in the 

process? 

1.26 This question is covered within the response to Matter 4. 

Q5.11) Is the employment land trajectory (p31 of the Plan) robust and 

justified? 

1.27 In terms of the contribution of Land at Phoenix Way/ Wilsons Lane to the 

employment land trajectory, as highlighted within previous representations, this 

is an extremely deliverable site in a location that is attractive to the market.  

Accordingly, it is anticipated that the site will come forward within the first five 

years of the plan being adopted.   

1.28 As set out within the Vision Document supporting the site, which was submitted 

alongside the representations to the Publication Draft Borough Plan, the site has 

no insurmountable constraints and, as set out, appropriate contributions to 

necessary mitigation measure will be made. 
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Q5.12) What employment land in Policy DS6 will come forward in the 

short term to provide the significant delivery anticipated in 2018/19 and 

sustained to 2021/22? Are there any critical infrastructure 

interdependencies in bringing this land forward and are these clearly set 

out in the IDP? Please explain. 

1.29 As above. 

Q5.13) Does the evidence support the idea of a single, large employment 

land release for a high quality business/science park? 

1.30 No Comment. 

Q5.14) The NPPF at paragraph 157 (5th bullet point) and the PPG (Ref ID 

12-010-20140306) states that Plans should contain sufficient detail to 

developers, local communities and other interests about the nature and 

scale of development (addressing the ‘what, where, when and how’ 

questions). Does the Plan at Polices EMP1-7 and Policy SA1 provide 

sufficient detail in respect of the employment sites? 

1.31 It is disappointing that the Council is deferring the detail of the inward investment 

development criteria to be determined in an SPD.  Further, despite evidence of a 

growing distribution sector, which has been identified in the majority of the 

employment land evidence and given the access to the strategic highway network 

to the south of the Borough, it would seem perverse that the distribution sector is 

not listed as a priority in the Borough.  Distribution uses are invariably supported 

with ancillary office facilities and can have significant overall employment levels, 

providing an important contribution to the local economy.   

Q5.15) Are Policies E1 and E2 justified, effective and consistent with 

national policy? Is the flexible approach to sites listed in Table 12 to 

Policy E2 justified? 

1.32 No comment. 

Q5.16) Does the Plan need to provide additional local policy content in 

addition to that found at Policy E1 and paragraph 22 of the NPPF on 

alternative uses on identified employment land? Do the tests at 

paragraph 8.12 of 2016 Employment Land Study (Document M7) need to 

be set out in the Plan? 
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1.33 No comment. 

Issue 4 – EMP2 Phoenix Way/Wilson’s Way 

Q5.24) Are there exceptional circumstances to alter the Green Belt 

boundary at this location? 

1.34 The Hearing Statement responding to Matter 4 deals with the question as to 

whether exceptional circumstances in relation to the Plan in general have been 

demonstrated to alter Green Belt boundaries; it is our clear contention they have. 

Additional comments from an employment land and locational perspective are set 

out below. 

1.35 As identified above, there is concern that the level of employment land identified 

as being required for Nuneaton and Bedworth within the Employment Land Study 

is inconsistent with the aims and aspirations of the wider Coventry and 

Warwickshire Strategic Economic Plan.  Accordingly, the Borough Plan may fail to 

‘proactively drive and support sustainable economic development’, which is a core 

planning principle set out (in paragraph 17 of the NPPF).    

1.36 In addition, there is concern that there will remain unmet need for employment 

land from Coventry that Nuneaton and Bedworth has failed to provide for.  

Clearly, there is concern that this deficiency will prevent Coventry City from 

achieving its full economic potential. 

1.37 In light of the above, there is evidence to demonstrate that the Council has not 

identified sufficient sites to meet employment land requirements, and 

accordingly, the importance of removing land from the Green Belt for the delivery 

of those proposed allocations identified is even greater.  This adds further weight 

to the exceptional circumstances that exist in relation to the Plan in general. 

1.38 In terms of the location itself, the Joint Green Belt Study 2015 (the Study) (P2.1) 

sets out a clear methodology for assessing parcels of land against the five 

purposes of including land within the Green Belt set out in the Framework. The 

methodology used in the Study is appropriate, and one widely used elsewhere. 

The Study has of course been used to support plan making across the HMA, and 

been subject to scrutiny at local plan examinations.  

1.39 Appendix 1 of the Study (P2.3) includes the assessments of sites in Nuneaton and 

Bedworth and land to the east of the A444, EMP2 Phoenix Way/Wilsons Lane in 
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parcel BE5, has been identified as an allocation in the Borough Plan on the basis 

of the scoring in the Study. The scoring process assesses sites against the five 

purposes of including land within the Green Belt. For each ‘purpose’, sites are 

scored from 0-4, the higher the score the greater the contribution a site makes to 

each of the purposes of including land within the Green Belt. Lower scores out of 

20 overall therefore indicate sites that merit consideration for release from the 

Green Belt.  EMP2 scored 6 out of 20. It should be noted 3 of the allocated Green 

Belt sites in the Borough score 13 out of 20. 

1.40 The site is in a highly sustainable location, both for the predominant employment 

use and the smaller element of housing. Located on the edge of the built-up area 

and administrative boundary of Coventry City, the site has ready access to public 

transport connections and local facilities, as set out further below. Inj addition, 

the Vision Document submitted with our representations to the Publication 

version of the plan in November 2017 provides an up to date description of all the 

work that has been undertaken to demonstrate that the site can be delivered and 

its allocation in the manner proposed in the plan is fully justified. 

1.41 From a locational perspective, land adjacent to the M6, including at Junction 3, 

has the advantage of being extremely accessible to the strategic highway network 

and, therefore, the wider sub region, region and beyond.  There is a finite amount 

of land in these locations, and accordingly, it is important that best use is made 

of these sites.  Further, land at Phoenix Way/ Wilson’s Lane is on the fringe of 

Coventry City and will help support the growth of its economy, which it cannot be 

satisfied within its own administrative boundary.  Such arguments additionally 

support the removal of land from the Green Belt in this location for employment 

land purposes.   

Q5.25) How would the site be accessed from the highway network and 

have the traffic impacts on the local network been modelled/considered? 

How would the site be accessible by foot/cycle and modes of public 

transport? 

1.42 As set out within the Vision Document that accompanied the Publication Draft 

Borough Plan, Section 6 considers movement, access and traffic impact.  The 

relevant points concerning sustainability, access and traffic impact are 

summarised below. 
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Access 

- Vehicular access will be served by four different accesses. 

- The residential development will be served by a priority ‘give way’ junction off 

Wilsons Lane, and the existing Old Farm Lane will be extended into the site to 

serve the residential parcel. 

- To serve the employment development there will be a left in/ left out junction 

off the B4113 and to the southern side of the site, emergency access will also 

be provided through an extension to the existing Silverstone Drive. 

Sustainability 

- The site is located to the south of the M6 Junction 3 and is bounded by the 

dual carriageway A444 to the west, the B4133 to the north, Wilson’s Lane to 

the east and existing employment land and Silverstone Drive to the south. 

- The site is well positioned to be accessed by sustainable transport modes by 

potential future employees, with Coventry Arena rail station located nearby, 

which provides hourly services to/ from Coventry and Nuneaton, and the 

nearest bus stops within a five minute walk of the site along Wilsons Lane/ 

Woodshires, served by the 20E service which runs to Coventry with a 15 

minute frequency.  Further services can be accessed on Bedworth Road and at 

Arena Park Bus Interchange. 

- As set out in Figure 6.2 of the Vision Document, there are a number of local 

facilities located in close proximity and that are in a reasonable 2,000m 

walking distance of the site.   

- In addition, the National Cycle Network Route 52 runs to the east of the site 

and links with nearby residential and employment areas. 

 

Traffic Impact  

- A Preliminary Transport Review prepared by Jubb concludes that there are no 

highway or transport reasons to prevent the site form coming forward for 

mixed use development.   

- The Strategic Transport Assessment has evaluated all emerging Local Plan 

proposals using the Paramics model.  The modelling indicated that for all 

development there would need to be 35 locations across Nuneaton and 

Bedworth Borough that would require mitigation works.  Any development at 

the proposed site would seek to make proportional contributions to the 

necessary mitigation measures for the Borough Plan.   
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Q5.26) How would the residential amenity of existing and future 

adjoining properties be suitably safeguarded? 

1.43 As shown on the Indicative masterplan, appropriate boundary treatment is 

proposed in order to ensure that the residential amenity of existing and proposed 

neighbouring properties is safeguarded.  The new residential and employment 

development proposed affords the opportunity to build in appropriate boundary 

treatment and mitigation measures to ensure the amenity of existing and future 

residents is suitably safeguarded, the exact details of which can be secured 

through the development management process.   

1.44 As part of any pre-application work, public consultation will be undertaken by the 

Gallagher Estates to ensure the views of local residents and businesses are taken 

into account in the detailed design of the scheme. 


