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1. SECTION ONE: INTRODUCTION

Qualifications and Experience

1.1 I am Chris Egan I have a BA Hons Degree in Applied Social Science and a Post

Graduate Certificate in Partnership Working with the Community. I have 21 years'

experience of working directly with communities on area-based regeneration projects

and I have 15 years' experience of working with Nuneaton and Bedworth Borough

Council on the Camp Hill Regeneration programme in Nuneaton. I am currently

employed as a Senior Development Officer with Warwickshire County Council and

seconded to Nuneaton and Bedworth Borough Council in the role as Camp Hill

Programme Manager.

1.2 I joined NBBC on secondment from Warwickshire County Council on 1st August 2007 to

project manage Phases 2b and 3 of the Camp Hill regeneration programme.

Involvement with the Project

1.3 I first became involved with the Camp Hill regeneration project in 1998 while employed

with Warwickshire County Council as the Consultation and Action Planning Officer in

the West Nuneaton Initiative, a regeneration project which then led to the Camp Hill

Regeneration Programme. My employment with Warwickshire County Council

continued until 2001. As part of the employment at this time, my role included

supporting the consultation processes in Camp Hill which led to the comprehensive and

integrated regeneration programme being developed.

1.4 Since 2004 I have been involved with the Camp Hill regeneration programme in a

project management role.

1.5 My current role as project manager for the Camp Hill Phases 2b and 3 involves the

1.6 day-to-day management and delivery of the project and covers 4 distinct areas of work:

• Land Assembly, property acquisitions and the re-housing programme.

• Scheme design through to planning

• Maintaining the environmental quality of life for those residents affected by the

regeneration programme

• Reporting progress and outputs to the projects funding partners.

Scope of Evidence

1.7 My evidence covers:
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i. Background to the scheme

ii. Location and description of the order land

iii. Enabling Power under the Town and Country Planning Act

iv. Purpose of the Order

v. Justification for Compulsory Purchase

vi. Community Consultation

vii. Proposed use of the Order Land for the Scheme

viii. Implementation and Funding for the Scheme

ix. Human Rights Considerations

x. Equality Impact Assessment

xi. Special Considerations and Special Category Land

xii. Summary of Negotiations to Acquire by Agreement

xiii. Council's Response to Objections

xiv. Conclusions.

SECTION TWO: BACKGROUND

2.1. On 22 February 2019 the Nuneaton and Bedworth Borough Council (the "Council")

made the Nuneaton and Bedworth Borough Council (Camp Hill Phase 3 - Hazel Road,

Edinburgh Road, Hillcrest Road and Gorsy Way) Compulsory Purchase Order 2019.

2.2. The Order has been made under section 226(1 )(a) of the Town and Country Planning

Act 1990.

2.3. The Council via its Cabinet Committee on 1st November 2017 and 31st October 2018

resolved to make the Order pursuant to its powers under section 226 of the Town and

Country Planning Act 1990 (as amended) (the "1990 Act"). The purpose of the Order is

to enable the Council to purchase compulsorily, to facilitate the carrying out of

development, redevelopment and improvement, land at the Camp Hill Estate, Camp Hill,

Nuneaton (the "Estate"). The land which is the subject of the Order comprises and is

shown edged in red and coloured pink on the map referred to in the Order.

2.4. The Council's objective in seeking to acquire the Order Land is to assemble in its

ownership the land and interests included in the Order, so as to continue to facilitate and

enable implementation of the final phase of the Camp Hill Estate (the "Camp Hill

Regeneration Programme"). The order land forms part of a wider regeneration

programme which has been implemented in a number of phases. Phase 1, which is

complete, saw the purchase and demolition of 10 residential units and a former industrial

estate. Following clearance of the area, 172 new residential units were constructed
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along with associated highway infrastructure. Phase 2, the Camp Hill Village Centre saw

the acquisition and clearance of 90 residential units along with 5 retail units. Following

the demolition programme, 233 residential units were completed along with 8 retail units

and new community facilities in the form of a youth and community centre. Phase 3,

which also incorporates the order land is, due to its size and complexity, split further into

a number of sub-phases. The Phase 3 site involves the demolition and clearance of 370

units and construction of approximately 777 residential units. To date, detailed planning

permission is in place for 619 units, of which 456 have been completed.

2.5. The Order relates to a final phase of the Camp Hill Regeneration Programme which will

provide approximately 140 units and associated highway and other infrastructure. The

Order area forms part of a wider regeneration programme which seeks to deliver 1,172

residential units. During the period 2011 to 2031 Nuneaton and Bedworth have housing

targets of 14,060 residential units as set out in Policy DS4 of the Borough Plan.

2.6. The purpose of the Order is to facilitate the carrying out of development to include the

demolition of 56 Residential units and the comprehensive redevelopment of the Order

Land to deliver approximately 140 predominantly private residential units (the "Scheme").

The Scheme is an integral and vital part of the Council's proposals for the regeneration of

the Camp Hill area. Successful delivery of the Scheme is critical to the completion of the

Camp Hill Regeneration Programme.

2.7. The Order seeks to acquire all estates and interests in the Order Land, including rights,

easements, the benefit of covenants, rent charges and options in the Order land, except

where otherwise expressly stated. The Order Land also includes land in unknown

ownership, or land reputed to be in unknown ownership, which needs to be compulsorily

acquired to facilitate the delivery of the Scheme.

2.8. In preparing and making the Order and preparing its evidence for the Inquiry, the

Council has had regard to the guidance on compulsory purchase, entitled "Guidance on

Compulsory Purchase process and the Crichel Down Rules for the disposal of surplus

land acquired by, or under the treat of, compulsion", introduced by the Department for

Communities and Local Government and amended in July 2919 (the "Guidance").

2.9. The Council has already acquired 72 residential units within the Order land area by

negotiation. The Council will continue to seek to acquire other interests in the Order

Land by agreement; however, there are a number of interests that remain to be acquired.

The scale and nature of the Scheme requires the making of the Order to enable the
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Order Land in its entirety to be assembled in the Council's ownership and the Scheme to

be delivered with certainty and within a reasonable timescale.

2.10. The Council has entered into a Development Agreement with the Council's preferred

developer, Barratt Mercia Limited ("Barratt's") to secure the Phase 3 Scheme.

2.11. The Guidance states, in paragraph 12, that:- "A compulsory purchase order should only

be made where there is a compelling case in the public interest", and that the purposes

for which an authority is making an order justify interfering with the human rights of those

with an interest in the land affected, having regard in particular to the provisions of Article

1 of the First Protocol to the European Convention on Human Rights and, in the case of

a dwelling, to Article 8 of the Convention. The Council is satisfied that there is a

compelling case in the public interest for the Order to be made in respect of the Scheme

and that compulsory acquisition of the Order Land is justified.

2.12. Paragraph 6 of the Guidance notes that all public sector acquiring authorities are bound

by the Public Sector Equality Duty as set out in section 149 of the Equality Act 2010 and

in exercising their compulsory purchase and related powers these acquiring authorities

must have regard to the effect of any differential impacts on groups with protected

characteristics. The Council has had regard to this duty (which is ongoing) in preparing

its proposals and the Order.

2.13. Paragraph 15 of the Guidance also advises that the Acquiring Authority will also need to

be able to show that the scheme is unlikely to be blocked by any physical or legal

impediments to implementation. The Council is confident that, subject to confirmation of

the order, there will not be any such impediments to the implementation of its proposals

for the delivery of the Scheme on the Order Land.

2.14. The Council has made the Order to secure all interests required to enabie

implementation of the Scheme, to achieve the Council's adopted planning policy

objectives for the Camp Hill Regeneration Programme, and to meet identified housing

need. Discussions will, however, continue with owners of relevant interests in the Order

Land who are willing to sell their interest in the Order Land by agreement at market value

in accordance with the terms of the compulsory purchase compensation code, where

appropriate, with a view to limiting the number of interests which need to be acquired

compulsorily pursuant to the Order.

2.15. The Order is supported by 3 letters of support.
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SECTION THREE: LOCATION AND DESCRIPTION OF THE ORDER LAND

3.1 The Order Land forms part of the Estate and is within Camp Hill, situated to the north

west of Nuneaton.

3.2 Full details of the Order Land appear in the Schedule to the Order but it includes part of

public adopted highways.

3.3 The Estate has long been in need of major capital investment. Camp Hill was built

during the 1950s and 1960s by the local authority to provide social housing and by the

National Coal Board (NCB) to provide accommodation for local mine workers. Most of

the NCB properties were built on the steeply sloping area between Edinburgh Road and

Queen Elizabeth Road. The Council housing was built on the plateau area between

Edinburgh Road and Cedar Road. This lack of integration created a division within the

Camp Hill community which still exists today. Many of the homes that remain are of

very poor quality. The increased costs of management and maintenance are such that

the Council considered there was a need for comprehensive redevelopment in

accordance with its proposals for the area. The costs of repair and refurbishment of the

Estate, to Decent Homes Programme standards, would be significant and would not

address the fundamental inadequacies of the homes within the Estate.

3.4 The existing estate at Camp Hill in Nuneaton has historically suffered from severe

antisocial behaviour and has been subject to economic decline over many years.

Pursuant to an outline planning consent to redevelop the estate, the Local Authority

established the principle that the area should be regenerated with a more positive

approach to the creation of communities. It was also established that the spatial

arrangement of the estate was a key player in the reason for the anti-social behaviour.

The original development street layout (now partially removed by previous phases of the

Barratt / David Wilson Homes development), created a large extent of 'dead' streets.

This was largely due to the quite extreme sloping topography, in which very steep and

unusable rear gardens form the edge to a street, whilst elsewhere, homes sit high

above brick retaining walls. Both arise in situations where natural surveillance of the

street from homes and residents is almost completely missing. As such, it has been

viewed as an essential element to the success of the regeneration of the area, that

streets with 'active frontages' are incorporated as an integral part of the scheme.

3.5 The new proposals seek to create a full activated street network with homes facing both

sides of all streets to encourage a more positive relationship between residents and
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ensure streets have natural surveillance throughout. This requires the street pattern to

be altered to enable successful dimensions between homes and between homes and

streets to be formed, whilst also carefully managing the changes in levels. These

changes are also necessary to ensure that the new residential streets connect

successfully with the new street pattern and utility services corridors established within

previous phases of the development.

3.6 The Camp Hill Regeneration Programme will deliver a sustainable and deliverable

package of redevelopment to address the identified problems of the Estate through a

phased delivery of new housing.

SECTION FOUR: THE ENABLING POWER UNDER THE TOWN AND COUNTRY PLANNING
ACT

4.1 The Order has been made pursuant to the provisions of Section 226(1 )(a) of the

1990 Act to facilitate the implementation of the Scheme upon the Order Land.

SECTION FIVE: THE PURPOSE OF THE ORDER

5.1 In accordance with the policies of the Borough Plan, the Council seeks to redevelop the

Order Land by delivering a residential mixed tenure development as part of a phased

regeneration of the Estate.

5.2 The Camp Hill Regeneration scheme seeks to deliver 1,172 residential units. These

units will contribute to the wider housing growth figure of 14,060 over the period 2011-

2031.

5.3 Pride in Camp Hill (PinCH) is an urban regeneration project and Company limited by

Guarantee aimed at improving the physical environment of the Camp Hill estate and the

economic and social well-being of its residents. In addition to the physical regeneration

of the estate, PinCH aims to improve training and education opportunities, promote

business, increase employment, and improve the welfare and safety of the community.

As a partnership organisation, PinCH brings together the two local authorities along with

business and community representatives.

5,4 Completed phases for the scheme include, Phases 1 and 2. Phase 3 of the Camp Hill

Regeneration, due to its size and complexity, has been split in to a number of sub-

phases. Sub-phases 1 to 3 are complete, sub-phases 4 and 6 are under construction

and so sub-phase 5 has become the final stage.
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5.5 Compulsory purchase of the Order Land is essential to enable the Scheme to be

implemented and for the Council to achieve its policy objectives within a reasonable

timescale. The Council also considers that the Order is both necessary and justifiable

in the public interest. Consequently, the Council has made the Order to secure the

outstanding interests required to facilitate implementation of the Scheme.

SECTION SIX: JUSTIFICATION FOR COMPULSORY PURCHASE

6.1 The Order has been made to ensure that all the land required for the Scheme can be

secured within a reasonable timescale, thereby maintaining the affordability and

deliverability of the Scheme and of the wider Camp Hill Regeneration Programme.

The compelling case in the public interest

6.2 The Guidance advises that an acquiring authority should only make a compulsory

purchase order where there is a compelling case in the public interest. The Council is

satisfied that there is a compelling case for the use of its compulsory purchase powers

for the reasons set out below in this Statement of Reasons.

6.3 The purpose of the Order is to enable the Council to acquire: all interests not already in

Council ownership; land the ownership of which it has not been possible to ascertain,

notwithstanding diligent enquiry; land where agreement to acquire cannot be reached,

and such acquisition is necessary in order to achieve delivery of the Scheme within a

reasonable timescale.

6.4 The Council's negotiations with freeholders and other interests in the Order Land have

indicated that it is likely that the timely acquisition of these interests on reasonable

terms and within a realistic timescale based on the Council's requirements will, in some

instances, only be achievable through compulsory purchase.

6.5 The Council considers there is a compelling case in the public interest for the making

and confirmation of the Order for the reasons outlined in this Statement. The need for

the comprehensive development of the Order land is acknowledged and supported in

the adopted national and local planning policy framework as set out in evidence of

Adam James. Delivery of the Scheme would fulfil the Council's key planning policy

objectives for the area and transform the Order Land. It would contribute significantly to

the improvement of the economic, social and environmental well-being of the area as

set out in this Statement. The Scheme also has the benefit of planning permission as

more fully set out in the evidence of Jacqui Padbury.
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6.6 The Council is confident that there is more than a reasonable prospect of the Scheme

proceeding, given the commitment to the delivery of the scheme demonstrated to date,

in securing planning consent for it, the acquisition of interests by agreement in the Order

Land and the steps it is taking to deliver the Scheme. The Council also believes that

there are no credible alternatives to compulsory purchase to achieve the purposes of

the Order. It is highly unlikely that all the outstanding interests required could be

assembled by agreement within a reasonable timescale. In making its assessment of

the justification of the Order, the Council has taken into account the rights of those who

may be affected by the Order. In addition, the Council has had due regard to its public

sector equality duty. In the Council's view, the considerable public benefits to be derived

from the implementation of the Scheme outweigh the harm caused by interference with

the human rights of those likely to be affected by compulsory purchase and there is a

clear compelling case, in the public interest, for the making and confirmation of the

Order.

6.7 The Council considers it has demonstrated in accordance with paragraph 13 of the

Guidance that there are sufficiently compelling reasons for the powers to be sought at

this time to enable the Scheme and the benefits it will bring to be delivered. The

Council has more than a clear idea of how it intends to use the land which it is

proposing to acquire. The land is required to deliver the Scheme in accordance with

planning permission granted for it and in compliance with national and local planning

policy. The proposals for the Order Land will deliver significant economic, social and

environmental benefits to the area. Further, the necessary resources are in place now

to deliver the Scheme within a reasonable timescale. The Council has the necessary

resources to meet all land acquisition and compensation costs.

6.8 In accordance with paragraph 14 of the Guidance, the Council has the necessary

resources and funding, available to deliver the Scheme now.

6.9 Other than the need to secure land assembly, there are no known physical or legal

factors which would prevent or impede development.

6.10 I have considered paragraph 106 of the Guidance and now address its specific points.
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(i) Whether the purpose for which the land is being acquired fits in with the

adopted Local Plan for the area, or where no such up to date Local Plan exists,

with the draft Local Plan and the National Planning Policy Framework

6.10.1 The Scheme has the benefit of planning permission and complies with national and

local planning policies, as set out in the evidence of Jacqui Padbury and Adam James

respectively.

6.10.2 The Council is satisfied that the Scheme is in accordance with the strategic objectives of

the adopted development plan.

(ii) The extent to which the scheme will contribute to the achievement of the

promotion or improvement of the economic, social or environmental well-being of

the area

6.10.3 The Council considers that the land proposed to be compulsorily acquired will facilitate

the comprehensive redevelopment of the Order Land in a manner which will positively

contribute to the improvement of the economic, social and environmental wellbeing of

the Borough.

6.10.4 The purpose for seeking to acquire the land and interests required compulsorily is to

facilitate the comprehensive development of the Order land as part of the Council's

proposals for Camp Hill in accordance with the approved planning permission and the

adopted planning policy framework. The benefits that will arise are:

• Significant physical transformation of the Order land and surrounding area

• The Scheme aims to provide 142 new dwellings;

• The Scheme and wider proposals for Camp Hill will help to transform the status

of Camp Hill and act as a catalyst for further investment and economic growth;

(iii) Whether the purpose for which the land is to be acquired could be achieved

by other means.

A. Generally

6.10.5 The Council has secured, by agreement, the interests of 72 properties within the Order

Land Negotiations to secure all other lands and interests required are on-going. It is

essential all outstanding interests are brought into one ownership and the whole site is

made available to facilitate comprehensive redevelopment.
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6.10.6 All of the land and outstanding interests are required to deliver the Scheme. The

Council is satisfied that the redevelopment of the Order Land will result in a significant

improvement to the economic, social and environmental well-being of this area.

B. Alternatives

6.10.7 The Order Land may be capable of piecemeal development with individual areas of land

being brought forward in isolation, provided satisfactory arrangements for access to

serve such development could be made. However, the combined approach of using the

whole site to secure comprehensive development to serve the Scheme is considered to

yield a significantly better redevelopment outcome for the area.

6.10.8 I conclude that there is no credible alternative which could deliver a comprehensive

scheme on the Order Land to meet the planning policy objectives within a reasonable

timeframe.

6.11 The Council will continue to seek to secure the outstanding interests in the Order Land

by agreement, wherever possible.

6.12 It has long been recognised that the Estate is in need of regeneration. Camp Hill ranked

as one of the most deprived wards within Warwickshire and falls within the top 10% in

England.

(iv) Potential Financial Viability

6.13 The Council has considered the financial viability of the Scheme in consultation with the

Developer and has entered into a Development Agreement to facilitate its delivery. The

Council is satisfied that the necessary resources are in place to cover land acquisition

and construction costs to ensure the successful delivery of the Scheme.

SECTION SEVEN: COMMUNITY CONSULTATION

7.1 The preparation of proposals for the regeneration of the Estate has been supported by

widespread consultation detailed in my proof of evidence included its Appendix 2.

SECTION EIGHT: THE PROPOSED USE OF THE ORDER LAND FOR THE SCHEME

The Scheme

8.1 In broad terms, the Scheme includes: the demolition of 87 properties and the

development of 142 new dwellings; and Landscaping, amenity and infrastructure;
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8.2 The new proposals seek to create a full activated street network with homes facing both

sides of all streets to encourage a more positive relationship between residents and

ensure streets have natural surveillance throughout. This requires the street pattern to

be altered to enable successful dimensions between homes and between homes and

streets to be formed, whilst also carefully managing the changes in levels. These

changes are also necessary to ensure that the new residential streets connect

successfully with the new street pattern and utility services corridors established within

previous phases of the development.

SECTION NINE: IMPLEMENTATION AND FUNDING OF THE SCHEME

9.1 The implementation strategy is to drive forward the regeneration of the Estate by

reducing the risk to delivery of development opportunities by acquiring property

interests, securing planning permission and implementing the scheme.

9.2 A comprehensive tendering exercise was undertaken by the Council for the

procurement of phase 3. The contracted developer is Barratt Homes Limited who are

responsible for the preparation and submission of all applications for reserved matters

approval, pursuant to the new planning consent, in consultation with PinCH and the

implementation of the permission.

9.3 The Council, in conjunction with its partners, and with the County Council and PinCH

have undertaken an assessment of the Barratt proposals and have concluded that they

are both viable and likely to deliver the desired outcomes in terms of regeneration and

social cohesion. They concluded that Barratts would undertake the development.

SECTION TEN: HUMAN RIGHTS CONSIDERATIONS

10.1 Having considered the European Convention on Human Rights, particularly its articles 6

and 8 and First Protocol article 1, I conclude that the Scheme and the Order will not

infringe the rights of individuals provided by the Convention.

SECTION ELEVEN: EQUALITY IMPACT ASSESSMENT

11.1 The Council has had regard to the advice in paragraph 2 of the Guidance regarding the

duty under section 149 of the Equality Act 2010. The Council has undertaken equality

impact assessments.

Page 13 Proof of Evidence:
Chris Egan WCC/NBBC



SECTION TWELVE: SPECIAL CONSIDERATIONS AND SPECIAL CATEGORY LAND

12.1 There are no special considerations affecting the Order Land. No special category land

is affected.

SECTION THIRTEEN: SUMMARY OF NEGOTIATIONS TO ACQUIRE BY AGREEMENT

13.1 The Order Land includes 56 properties. Of these properties, 14 properties are at

present privately owned.

13.2 Prior to the Order the Council made every effort to acquire the land by agreement by

attempting to contact all interested parties to conduct a one-to-one housing interview to

assess housing needs and discuss negotiations. As the Council was unable to secure

all of the land by agreement, the Order has been made in order to ensure that Land

Assembly can be achieved.

13.3 A series of housing interviews were arranged with all residents within the Order Land to

confirm future housing needs and to identify appropriate housing options. The Council

has a number of proposals for re-housing residents. These detailed in my main proof.

13.4 Of the 14 remaining private properties, 9 are currently occupied. The Council is

confident that the alternative accommodation will be secured for those who want them.

No owner or occupier of any of the homes concerned has objected to the Order.

SECTION FOURTEEN: COUNCIL'S RESPONSE TO OBJECTIONS

14.1 The Western Power Distribution objection has been withdrawn.

14.2 A petition was also received from some residents of Hillcrest Road relating to rear

vehicular access and the heights of new buildings.

14.3 The concerns of the Petitioners have been considered by the Council.

14.4 In relation to the heights of building to be constructed on the site once assembled, this

is a planning matter that, and was considered as part of the planning assessment made

by Jacqui Padbury following the making of the Reserved Matters application by

Barratt's, as Jacqui Padbury explains in her evidence. As Jacqui concludes, the

Scheme largely complies with the Council's Residential Design Guide and impacts were

considered to be acceptable. This information has been conveyed to Mr Bilek, and to Mr

and Mrs Zwiefka
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•

SECTION FIFTEEN: CONCLUSION

15.1 The Order satisfies the statutory and complies with Government Guidance.

15.2 The redevelopment of the Order Land will assist in achieving comprehensive

regeneration and make the most effective use of the land.

15.3 Without the Order there is no reasonable prospect that the land could be assembled

within an acceptable timescale.

15.4 The development is in the public interest and will achieve the improvement of the

economic, social and environmental wellbeing of the area and there are no impediments

to the scheme.

15.5 The Council has also demonstrated that there is a clear and compelling case for

confirmation of the Order and that the Petition provides no justification not to confirm it

Signed:

Date
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