.

(

"

,
NBBC/IA
Public Local Inquiry 5th November 2019 at the TOWN HALL NUNEATON.
Inspector:

: RICHARD

CLEGG

BA(Hons)

DMS MRTPI

TOWN AND COUNTRY PLANNING ACT 1990
AND
ACQUISITION

OF LAND ACT 1981

Nuneaton
Bedworth
United

to Achieve

PINS Case number APP/PCU/CPOPIW371 0/3224592

NUNEATON AND BEDWORTH BOROUGH COUNCIL
(CAMP HILL PHASE 3, HAZEL ROAD, EDINBURGH ROAD, HILLCREST ROAD AND
GORSY WAY) COMPULSORY PURCHASE ORDER 2019.
PROOF OF EVIDENCE BY CHRIS EGAN
ON MATTERS RELATING TO THE CASE FOR THE ORDER
Pursuant to the Compulsory

Purchase

(Inquiries

Procedure)

Rules 2007

..
CONTENTS
Section titles

Page
number

Section One:

Introduction

3

Section Two:

Background

4

Section Three:

Location and Description of the Order Land

8

Section Four:

Enabling Power under the Town and Country Planning Act

10

Section Five:

Purpose of the Order

11

Section Six:

Justification for the Compulsory Purchase

12

Section Seven:

Community Consultation

22

Section Eight:

Proposed use of the Order Land for the Scheme

22

Section Nine:

Implementation and Funding for the Scheme

24

Section Ten:

Human Rights Considerations

25

Section Eleven:

Equality Impart Assessment

28

Section Twelve:

Special Considerations and Special Category Land

28

Section Thirteen:

Summary of Negotiations to Acquire by Agreement

28

Section Fourteen:

Council's Response to Objections

30

Section Fifteen:

Conclusions

31

Page 2

Proof of Evidence:
Chris Egan WCC/NBBC

,

'

.

(

.,
1. SECTION ONE: INTRODUCTION
Qualifications
1.1

and Experience

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 151 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.

continued until 2001.

My employment

with Warwickshire

County

Council

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 dayto-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
1.6
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i.

Background to the scheme

ii.

Location and description of the order land

iii.

Enabiing 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.

Declaration
1.7

I can confirm that, the facts stated in this proof and in its summary are to my own
knowledge

and I beiieve them to be true and that the opinions

I have expressed

represent my true and complete professional opinion.
1.8

This proof includes all facts which I regard as being relevant to the opinion which I have
expressed, and I have drawn to the attention of the Inspector any matters that would
affect the validity of that opinion.

1.9

I understand that my overriding duty is to help the Inspector with matters within my
expertise and this duty overrides any obligations to the Council.

I can confirm that I

have complied with this duty.
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

(CD1 ).
2.2.

The Order has been made under section 226(1 )(a) of the Town and Country Planning
Act 1990. No further Orders are needed for this scheme.
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2.3.

The Council via its Cabinet Committee on 151 November 2017(CD2)

and 3151 October

2018 (CD3) 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
Regeneration

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

Programme").

The order

programme which has been implemented

land forms

part of a wider

in a number of phases.

Hill

regeneration

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

along with associated highway infrastructure.

units were constructed

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 is split further
into a number of sub-phases.
370 units and construction

The Phase 3 site involves the demolition and clearance of
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. (CD15)
2.6.

An earlier part of Phase 3 was the subject of a Compulsory Purchase Order, namely the.
Nuneaton and Bedworth Borough Council Camp Hill Phase 3 - Rowan Road, Spring Hill
Road and Ludford Road) Compulsory Purchase Order 2018 which was confirmed by the
Secretary of State and subsequently implemented by the Council.

2.7.

The purpose of the Order is to facilitate the carrying out of development to include the
demolition of 56 Residential units and the comprehensive
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Land to deliver approximately 142 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.
2.8.

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.
2.9.

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").(CD4)
2.10.

Paragraph 1 of the Guidance notes that compulsory purchase powers are an important
tool to use as a means of assembling

the land needed to help deliver

social,

environmental and economic change and used properly can contribute towards effective
and efficient urban and rural regeneration, essential infrastructure, the revitaiisation of
communities and the promotion of business - leading to improvements in quality of life.
2.11.

Further, paragraph 2 of the Guidance advises that Acquiring Authorities
compulsory purchase powers where it is expedient to do so.

should use

However, a compulsory

purchase order should only be made where there is a compelling case in the public
interest. This paragraph also states that the confirming authority will expect the acquiring
authority to demonstrate that they have taken reasonable steps to acquire all of the land
and rights included in the compulsory purchase order by agreement.

Paragraph 2 also

advises that compulsory purchase is intended as a last resort to secure the assembly of
all of the land needed for the implementation

of projects.

However, if an acquiring

authority waits for negotiations to break down before starting the compulsory purchase
process, valuable time will be lost. Therefore, depending on when the land is required, it
may often be sensible, given the amount of time required to complete the compulsory
purchase process, for the acquiring authority to plan a compulsory purchase timetable as
a contingency
seriousness
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This will help to make the

clear from the outset, which in turn might
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encourage those whose
negotiations.

land is affected to enter more readily into meaningful

Paragraph 2 also advises that when making and confirming an order,

acquiring authorities and authorising authorities should be sure that the purposes for
which the compulsory purchase order is made justify interfering with the human rights of
those with an interest in the land affected.
2.12. The Guidance also states, at paragraph 17, that:- "Undertaking negotiations
with preparing

and making a compulsory

purchase

in parallel

order can help to build a good

working relationship with those whose interests are affected by showing that the authority
is willing to be open and treat their concerns with respect.

"Paragraph 17 also states: -

"Acquiring Authorities

that meaningful

are expected to provide evidence

attempts

at

negotiation have been pursued or at least genuinely attempted, save for lands where
land ownership is unknown or in question".

In accordance with the guidance, the Council

has been carrying out negotiations and seeking to acquire the Order Land by agreement
wherever possible and is continuing to do so in parallel with making the Order.
2.13. 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
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.
2.14. 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.
2.15. The Guidance also 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.
2.16.

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
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impacts on groups with protected

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

its proposals and the Order.
2.17.

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.
2.18.

The

Council

has

implementation

made

the

Order

of the Scheme,

to

secure

to achieve

objectives for the Camp Hill Regeneration

all

interests

the Council's

required

adopted

to

planning

enable
policy

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.

The approach

adopted

by the Council

is in

accordance with the advice contained in the Guidance.
2.19.

The Order is supported
Developer,

Barratt

by Homes England, Warwickshire

Homes

Limited.

Letter

of support

County Council and the

for the

Order

from

these

organisations are appended to this proof and appear at Appendix 1.
2.20.

On confirmation of the Order, the Council intends to serve a Notice (or Notices) to Treat
and Notice (or Notices) of Entry and/or to execute one or more General Vesting
Declarations in order to secure unencumbered title to the Order Land.

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 accessed
boundary to the estate.

from the B4114 Tuttle Hill which forms the northern

Queen Elizabeth Road and Green Lane are the two main

routes into the estate from Tuttle Hill.

Camp Hill comprises

approximately

3,000

dwellings with a population of approximately 6,000.
3.2

Full details of the Order Land appear in the Schedule to the Order but it includes part of
public adopted highways Hillcrest Road, Edinburgh Road, Hazel Road and Gorsy Way,
houses
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accessways fronting these properties, sites of former houses and premises (46-62
Hillcrest Road, 1-16 Hazel Road and 1-6 Gorsy Way), grassed areas between Hillcrest
Road and Edinburgh Road and grassed area containing electricity substation between
Edinburgh Road and Hazel Road. The Order Land is shown edged in red and coloured
pink on the map referred to in the Order. All property owners and other interests in the
Order Land have been contacted and informed of the Council's proposals for the area.
The Council has also opened negotiations with them for purchase of the Order Land by
agreement.
3.3

The Schedule to the Order has been prepared based on information gathered through
inspection of Land Registry title documents, site inspections and enquiries, and the
responses to notices issued under section 16 of the Local Government (Miscellaneous
Provisions) Act 1976. The Order Land does not include or affect (i.e. through demolition,
alteration or extension) any listed buildings or any consecrated land

3.4

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.
3.5

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
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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.
3.6

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
changes

are also necessary

to ensure

managing the changes in levels.
that the new residential

streets

These
connect

successfully with the new street pattern and utility services corridors established within
previous phases of the development.
3.7

The Camp Hill Regeneration
package of redevelopment

Programme

will deliver a sustainable

and deliverable

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 (CD5) to facilitate the implementation of the Scheme upon the Order Land.
4.2

Section 226(1 )(a) empowers an acquiring authority, on being authorised by the Secretary
of State, to acquire compulsorily any land in their area:
•

if the acquiring authority thinks that the acquisition will facilitate the carrying out
of development,

redevelopment or improvement on or in relation to that land;

and
•

the development,

redevelopment

or improvement is likely to contribute to the

promotion or improvement of the economic, social or environmental well-being
of their area.
4.3

The Council has had regard to the advice in paragraph 11 of the Guidance, which
advises that acquiring authorities should look to use the most specific power available
for the purposes in mind and only use a general power when a specific power is not
available.
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226(1 )(a) of the 1990 Act is the most appropriate power available for its purposes and
will facilitate the carrying out of development, redevelopment or improvement on or in
relation to the Order Land (which is in the Council's area); and that it will contribute to
the development,

redevelopment or improvement of that area, thus meeting the

statutory tests.
4.4

Paragraph 95 of the Guidance advises that this power is intended to provide a positive
tool to help acquiring authorities with planning powers to assemble land where this is
necessary to implement proposals in their Local Plan or where strong planning
justifications for the use of the power exis\. The power is expressed in wide and general
terms and can therefore be used to assemble land for regeneration and other schemes
where the range of activities or purposes proposed mean that no other single specific
compulsory purchase power would be appropriate.

4.5

The Guidance also provides general guidance to acquiring authorities on the use of
compulsory purchase powers. The Council has taken full account of the guidance in
making the Order. The Council is proposing to utilise its powers under section 226(1 )(a)
of the 1990 Act because it is not certain that it will be able to secure by agreement all
the land required for the delivery of the Scheme, although the Council's efforts to
acquire the necessary land by agreement will continue in parallel with the compulsory
purchase order process.

4.6

The way in which the Scheme is likely to contribute to the promotion or improvement of
the economic, social or environmental well-being of the Council's area is explained later
in my evidence.

SECTION FIVE: THE PURPOSE OF THE ORDER
5.1

In accordance with the policies of the Borough Plan (CD15), the Council seeks to
redevelop the Order Land by delivering a residential mixed-tenure development as part
of a phased regeneration of the Estate.

As of 11 June 2019, the Borough Plan

superseded the relevant saved policies of the Nuneaton and Bedworth Local Plan 2006
(CD11) Policy H1 (Housing Allocations) was a saved policy of the 2006 Local Plan and
made specific reference to a contribution of housing from Camp Hill. Policy H2 also
focused on Camp Hill Urban Village, but this was not saved beyond June 2009. The
proposals for the regeneration are derived from principles of the Government's policy for
sustainable development

as set out at paragraphs

7 -

14, paragraphs

paragraphs 91-101, paragraphs 102, 103 and 108-111, paragraphs
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paragraphs 127-131, paragraph 153, paragraphs 155-165 and paragraphs 178-183 of
the National Planning Policy Framework 2019 (CD6)
5.2

The Camp
residential

Hill Regeneration
units.

scheme,

seeks to deliver

1,172

These units will contribute to the wider housing grow1h figure of

14,060 over the period 2011-2031.
5.3

upon completion,

(CD 22).

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

of

Nuneaton and Bedworth Borough Council and Warwickshire County Council along with
local business and community representatives.
5.4

In addition to the PinCH Board, the scheme also has a dedicated staff team funding
through the two local authorities.

This staff team was based within the Camp Hill

community until April 2019 and is responsible for the project management of the area's
regeneration

programme

which include a range of social, economic

and physical

projects. It is now based in Nuneaton Town Hall. The pace of delivery is fast; Camp Hill
is changing.

Completed phases for the schemed include, Phase 1, the demoliiion and

c1earage of 10 residential properties and a former industrial estate and the construction
of 172 new residents units and associated infrastructure.
5.5

Phase 2, the Camp Hill Village Centre, which is also complete,

incorporated

the

acquisition and demolition of 90 residential properties and district shopping centre block
of five retail units.

This phase saw the construction of 223 residential units and nine

retail units along with a youth and community building with sports hall.
5.6

Phase 3 of the Camp Hill Regeneration, due to its size and complexity, has been split in
to a number of smaller construction phases.

The purpose of seeking to acquire land

compulsorily is to facilitate the comprehensive redevelopment of the Order Land. Subphases 1 to 3 are complete, sub-phases 4 and 6 are under construction and so subphase 5 has become the final stage for Phase 3. The Scheme has been identified by
the Council as the best means by which to meet the Council's adopted

strategic

planning objectives for the Camp Hill area as part of the wider Camp Hill Regeneration
Programme.
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documents and its regeneration is a necessary and vital part of this plan. The Council
fully supports the Scheme and wishes it to be brought forward in accordance with its
adopted planning policies.
5.7

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
6.1

FOR COMPULSORY

PURCHASE

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
6.2

case in the public interest

The Guidance advises that an acquiring authority should only make a compulsory
purchase order where there is a compelling case in the pubic interest to do so. The
Council is satisfied that there is a compelling

case for the use of its compulsory

purchase powers for the reasons set out below.
6.3

The Order Land forms part of the Estate (and thus forms part of the area which is the
subject of the wider Camp Hill Regeneration Programme).

Although the Council is the

owner of a number of properties, there are a number of outstanding interests within the
Order land needing to be acquired in order to facilitate the Scheme.
suitable for a sustainable

and phased approach

to development

The Estate is

and the Order is

required to secure land and property rights to enable the Scheme to be implemented.
6.4

The purpose of the Order is to enable the Council to acquire: all freehold and leasehold
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.

6.5

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.
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contribute to the improvement of the economic, social and/or environmental well-being
of the Camp Hill area.
6.6

The Council has considered the reasons why it is necessary to acquire the property
interests identified in the Schedule to the Order.

The freeholders and other interests

have been invited to enter into discussions

with the Council

with

regard to

compensation, in accordance with the advice contained in the Guidance
6.7

The overarching consideration for the Council when making the Order and for the
Secretary of State in deciding whether it should confirm the order (as set out in
paragraphs 12 to 15 of the Guidance) is whether there is a compelling case in the public
interest which justifies the interference with the human rights of those with an interest in
the land affected.

6.8

Paragraphs 2 and 12 of the Guidance advise that a compulsory purchase order should
only be made where there is a compelling case in the public interest.

An acquiring

authority should be sure that the purposes for which the compulsory purchase order is
made justify interfering with the human rights of those with an interest in the land
affected.

Particular consideration should be given to the provisions of Article 1 of the

First protocol to the European Convention on Human Rights and, in the case of a home,
Article 8 of the Convention.
6.9

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.
6.10

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.
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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 under section 149 of the Equality Act 2010. 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.
6.11

Paragraph 13 of the Guidance advises that the Minister confirming the Order has to be
able to take a balanced view between the intentions of the acquiring authority and the
concerns of those with an interest in the land that it is proposing to acquire compulsorily
and the wider public interest.

The more comprehensive the justification which the

acquiring authority can present, the stronger its case is likely to be.

However, the

confirming minister will consider each case on its own merits and this guidance is not
intended to imply that the confirming minister will require any particular degree of
justification for any specific order.

It is not essential to show that the land is required

immediately to secure the purpose for which it is to be acquired, but a confirming
minister will need to understand, and the acquiring authority

must be able to

demonstrate, that there are sufficiently compelling reasons for the powers sought at this
time. If the authority does not:
•

have a clear idea of how it intends to use the land which it is proposing to
acquire; and

•

cannot show that all the necessary resources are likely to be available to
achieve that end within a reasonable timescale

It will be difficult to show conclusively that the compulsory acquisition of the land
included in the order is justified in the public interest, at any rate at the time of its
making.
6.12

The Council considers it has demonstrated in this Statement 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

Page 15

Proof of Evidence:
Chris Egan WCC/NBBC

,.

significant

economic,

social and environmental

benefits to the area.

Further, as

explained within this Statement, the necessary resources are in place now to deliver the
Scheme within a reasonable timescale.
to meet all land acquisition
compensation

The Council also has the necessary resources

and compensation

costs

(including

costs arising from the service of any blight notice(s)).

acquisition

and

The Secretary of

State can therefore be satisfied that the order is justified and in the public interest at the
time of its making.
6.13

Paragraph

14 of the Guidance advises that the acquIring authority should provide

substantive information as to the sources of funding available and the timing of that
funding.

In relation to sources of funding, the acquiring authority should provide

substantive information as to the sources of funding available for both acquiring the land
and implementing the scheme for which the land is required.

If the scheme is not

intended to be independently financially viable, or that details cannot be finalised until
there is certainty that the necessary land will be required, the acquiring authority should
provide an indication as to how any potential shortfalls will be met. This should include:
the degree to which other bodies (including the private sector) have agreed to make
financial

contributions

or underwrite

the scheme;

and the basis on which

the

contributions or underwriting is to be made.
6.14

Paragraph

14 also advises that in relation to the timing of funding, funding should

generally be available now or early in the process.

Failing that, the confirming minister

would expect funding to be available to complete the compulsory acquisition within the
statutory period (see section 4 of the Compulsory

Purchase Act 1965) following the

operative date, and only in exceptional circumstances would it be reasonable to acquire
land with little prospect of the scheme being implemented

for a number of years.

Evidence should also be provided to show that sufficient funding for could be made
available immediately to cope with any acquisition resulting from a blight notice.
6.15

As explained in my evidence, implementation of the 'Scheme will be the responsibility of
the Council.

The Council has the necessary resources and funding, available to deliver

the Scheme now. Works will commence on site once site assembly and title to all of the
necessary interests in the land is secured following confirmation of the Order (assuming
the Order is confirmed).
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6.16

The Guidance considers impediments to the scheme proceeding, and notes that the
acquiring authority should demonstrate that the scheme is unlikely to be blocked by any
legal or physical impediments to implementation (paragraph 15).

6.17

The key issue affecting the delivery of the scheme relates to land ownership. To date it
has not been possible to enter into agreements with all owners of interests required.
Negotiations will continue with affected parties with a desire to conclude acquisition by
agreement, but without the certainty of land assembly through the CPO process, the
Scheme will not be realised.

6.18

Other than the need to secure land assembly, there are no known physical or legal
factors which would prevent or impede development, nor are any special categories of
land affected.

There are a number of statutory undertakers who operate apparatus

within the Order Land. The Council is in discussions with the undertakers concerned to
ensure the protection or relocation of their apparatus as necessary and appropriate.
There are no financial, physical, planning or legal impediments to the Scheme
proceeding, subject to confirmation of the Order to enable site assembly to be achieved.
6.19

Funding is in place to enable site assembly to be achieved.

Funding to facilitate both

the implementation of the Scheme and the payment of all land acquisition and
compensation

costs arising (including land and compensation

consequence of any blight notice(s)) is available.

costs incurred in

Viability of the Scheme is not in

doubt. The Council is therefore confident that funding is in place to enable compulsory
acquisition to be completed within the statutory period under section 4 of the
Compulsory Purchase Act 1965.
6.20

Paragraph 106 of the Guidance stipulates that, where a CPO is promoted under the
provisions of section 226 (1)(a) of the 1990 Act, the Secretary of State will take into
account the following issues when deciding whether to confirm a CPO:

6.20.1 - 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;
6.20.2 - the extent to which the proposed purpose will contribute to the achievement of the
promotion or improvement of the economic, social or environmental well-being of the
area;
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- whether the purpose for which the authority is proposing to acquire the land could be
achieved by any other means. This may include considering the appropriateness of any
alternative proposals put forward by the owners of the land, or any other persons, for its
reuse.

It may also involve examining the suitability of any alternative locations for the

purpose for which the land is being acquired and
6.20.4

- the potential financial viability of the scheme for which the land is being acquired.

A

general indication of funding intentions, and of any commitment from third parties, will
usually suffice to reassure the Secretary of State that there is a reasonable prospect
that the scheme will proceed. The greater the uncertainty about the financial viability of
the scheme, however, the more compelling the other grounds for undertaking

the

compulsory purchase will need to be. The timing of any available funding may also be
important.

For example, a strict time limit on the availability of the necessary funding

may be an argument put forward by the acquiring authority to justify proceeding with the
order before finalising the details of the replacement

scheme and/or the statutory

planning position.
I consider each of these in turn below.
(i) Whether
adopted

the purpose

for which

the land is being

fits in with

the

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

with the draft Local Plan and the National Planning
6.20.5

acquired

Policy Framework

The Scheme has the benefit of planning permission (CD?) and complies with national
and local planning policies, as set out in the evidence of Jacqui Pad bury and Adam
James respectively.

6.20.6

There are no relevant made or emerging neighbourhood plans.

The Council is satisfied that the Scheme is in accordance with the strategic objectives of
the adopted planning policy framework for the area.
significant

economic,

social and environmental

These proposals will deliver

benefits to the area, particularly

in

comparison to the existing use of the site.
6.20.?

The proposals are in accordance with the policies as explained in section?
(ii) The extent
promotion

to which

or improvement

the scheme

will contribute

of the economic,

to the achievement

social or environmental

of the

well.being

of

the area
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6.20.8 The Council considers that, in line with the requirements of the enabling power, 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. This can be evidenced
by considering the current status of the Order Land and the benefits the Scheme will
deliver for the locality.
6.20.9 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.

This may include

considering

the appropriateness

of any

alternative proposals put forward by the owners of the land, or any other persons,
for its reuse.

It may also involve examining

the suitability

of any alternative

locations for the purpose for which the land is being acquired.
A. Generally
6.20.10 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 of the Order Land.
6.20.11 The Council has given careful consideration to the need for the land included in the
Order.

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.
6.20.12 Assembly of all of the Order Land and all outstanding interests in it needing to be
acquired will enable the Scheme to proceed. The Council has made the Order because
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it considers that the acquisition

of all necessary

interests

by agreement

within a

reasonable timescale, to enable the Scheme to proceed, is unlikely.
6.20.13 The purpose for which Order Land is proposed

to be acquired

is to enable the

comprehensive development of it to proceed in accordance with the approved planning
permission and the adopted planning policy framework.
B. Alternatives
6.20.14 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, particularly as it is one
of a number of sites in the area to be regenerated on a comprehensive basis as part of
the Camp Hill Regeneration Programme.
6.20.15 A comprehensive

approach is required to deliver the Scheme and the benefits it will

bring
6.20.16 Overall, it is concluded 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.

The scope for alternative locations is limited by the purposes

of the Order, which is to facilitate the Scheme in line with the planning permission
granted for it.
6.21

The Council will continue to seek to secure the outstanding interests in the Order Land
by agreement, wherever possible.

6.22

The Council is satisfied that there is a compelling

case in the public interest for

compulsorily acquiring the Order Land and believes that the benefits which the Scheme
would secure in the public interest outweigh the effect of the acquisition on the rights of
individuals.

It is considered

domestic legal requirements

that in this case, the requirements
and the requirements

of the guidance,

of the European Convention on

Human Rights, are met.
6.23

It has long been recognised that the Estate is in need of regeneration.

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.
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of the NCB properties were built on the steeply sloping area between Edinburgh Road /
Hillcrest 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.
6.24

The demise of the coal mining industry combined with the decline in manufacturing in
the West Midlands has led to significant socio-economic problems. Despite reductions
in unemployment due to good national economic conditions since the late 1990s, Camp
Hill ranked as one of the most deprived wards within Warwickshire and falls within the
top 10% in England.

Some of the characteristics are; relatively low economic activity

rates, poor skill levels with a very low proportion of people with vocational

or

professional qualifications, a high incidence of long-term unemployment and, a general
vulnerability to unemployment.
wage culture.

Consequently, there is a poor economic base and a low

In addition, there is a high proportion of single parent households,

relatively high levels of crime, poor health statistics including a proportion of residents
suffering from long-term

illness and, low car-ownership

reflecting

low levels of

household income.
6.25

The Council considers that the problems associated with the Estate has a negative
impact on opportunities to improve its economic and social prospects, and that it also
contributes to low aspirations and a lack of environmental well-being among residents of
Camp Hill. Socio-economic information and statistics highlight the problems faced by
the Estate, which are typical of poor housing estate areas. Statistics show that in 2015
Camp Hill Village and West (relating to the Order land) ranked as No 1,485 Among the
32,844 LSOAs in England this was 4.5% from the bottom, putting the LSOA in the most
deprived 5%, a major of major concern. (CD20).

6.26

Due to changes in the LSOA Boundaries it is not possible to compare the 2015 IMD
with the 2010 for Camp Hill Village and West. However, comparing the wider IMD for
the Camp Hill Ward area, Warwickshire County Council, as part of a review of the
project concluded:
6.26.1

6.27

"that there have been very positive outcomes from this major regeneration project, in particular
the transformation of the physical environment of Camp Hill and the high level of voluntary
activity and community involvement. The (Task and Finish group) has, however concluded that
there is more to do and has suggested some priority areas to take forward". (Warwickshire
County Council, Communities Overview and Scrutiny Committee, Pride in Camp Hill Task and
Finish Group Report (2016) Appendix 2

The view of the Overview and Scrutiny Community is reinforced when comparing the

IMD for LSOA Camp Hill Village and West.
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improved its IMD Rank from 1,485 to Rank 1,762 where no 1 is the worst ranked area in
England. (CD20).
6.28

The IMD's are made up of a number of individual data sets. LSOA Camp Hill and West
shows great variations within these datasets, for example the living environment rank is
16,4 74 and barriers to Housing and Services rank is 12,974 while the Education Skills
and Training Rank is 52 and Crime Rank is 922, (CD20).

6.29

The Council's
sustainable
interests

current

phased

and deliverable

in the Estate.

approach

to the regeneration

of the Estate

is a

proposal but still requires single ownership of property

The Order is therefore

necessary

to secure that single

ownership necessary to bring forward and complete the comprehensive regeneration of
the Estate.
(iv) Potential Financial Viability
6.30

The Council has considered the financial viability of the Scheme in consultation with
Barratt Homes Limited, the Developer, and has entered into a Development Agreement
with Barratt's 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, as I explain later in my evidence.
SECTION SEVEN: COMMUNITY CONSULTATION
7.1

The preparation of proposals for the regeneration of the Estate has been supported by
widespread consultation as set out below. The consultation undertaken has influenced
the Camp Hill Physical Regeneration
services provided in the area.

programme as well as the social and economic

Appendix 3 provides an overview and dates for the

consultation carried out in Camp Hill in relation to the regeneration activity.
SECTION EIGHT: THE PROPOSED USE OF THE ORDER LAND FOR THE SCHEME
The Scheme
8.1

In broad terms, the Scheme involves:

8.1.1

The demolition

of 87 properties

development of approximately

of which

56 remain to be demolished

and the

142 new dwellings for a mix of market sale and social

rented accommodation - there will no further demolitions before 2020;
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8.1.2

Extensive landscaping will be undertaken as part of the development to integrate the
proposals into the surroundings and improve existing pedestrian routes so as to
enhance the overall streetscape of the area;

8.1.3

The creation of private and communal amenity spaces and landscaping enhancements;

8.1.4

Restoring a traditional network of connected streets and street frontages;

8.1.5

High quality design of new homes with good internal space standards and public realm
with secure cycle storage and refuse and recycling storage facilities.

8.1.6

Provision of all necessary and associated infrastructure, drainage, servicing and works.

8.2

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 is 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 streets 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.
8.3

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.
8.4

The Council is satisfied that the Scheme is in accordance with the strategic objectives of
the adopted planning policy framework for the area.
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significant economic, social and environmental benefits to the area, particularly in
comparison to the existing use of the site for the reasons given above.
8.5

The development of the Order Land to secure the Scheme will enable the Council's
comprehensive proposals to be delivered in line with the Council's planning policy
objectives for the area.

8.6

Paragraph 11 of the Guidance advises that Acquiring Authorities should look to use the
most specific power available for the purpose in mind and only use a general power
when a specific power is not available.

Further, paragraph 96 of the Guidance adds

that the power contained in section 226 of the 1990 Act should not be used in place of
other more specific powers.
8.7

The Council is using its powers for the compulsory purchase of land contained in
section 226(1 )(a) of the Town and Country Planning Act 1990 because it believes that
securing the acquisition of the land will facilitate the regeneration of the order land and
contribute to the promotion or improvement of the economic, social and environmental
wellbeing of the area.

8.8

Mindful that it should not use a more general power when a more specific one is
available, the Council considers that the section 226(1) (a) power is the most
appropriate.

SECTION NINE: IMPLEMENTATION
9.1

AND FUNDING OF THE SCHEME

As noted elsewhere, the Council's implementation strategy is to drive forward the
regeneration of the Estate by reducing the risk to delivery of development opportunities
by acquiring freehold and other 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
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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.
9.4

The viability of the Regeneration
Adequate

Project is robust and the project is deliverable.

financial resources are available for the implementation

of this, the final

phase of the physical regeneration proposals for Camp Hill.
9.5

To support residents and homeowners affected by the land assembly and acquisition
programme, the PinCH team has a dedicated rehousing officer who works directly with
all those directly affected by the regeneration programme.

9.6

As part of the this role, The PinCH team Phase 3 Regeneration

officer Iiaises directly

with Nuneaton and Bedworth Housing department to support the rehousing programme
and ensure that all housing solutions provided are aimed at meeting the residents
housing needs.
9.7

In July 2009 the Council introduced Choice Based letting, all applicants within the
proposed redevelopment area can register onto NBBC Homes and their applications will
be registered according to their housing needs and housing priority,

9.8

In addition, the Council are working with a number of registered providers partners to
develop new affordable homes on a number of sites across the Borough.
Registered Providers partners all offer shared ownership schemes.

The Councils

This will normally

require the purchase of an initial share of at least 40% of the property using a traditional
mortgage and renting the remainder of the property on a pro-rata basis.
SECTION TEN: HUMAN RIGHTS CONSIDERATIONS
10.1

Section 6 of the Human Rights Act 1998 prohibits public authorities from acting in a way
which is incompatible with the European Convention on Human Rights. The parts of the
Convention rights which should be considered in the course of the making of the Order
and leading up to the confirmation of the Order are set out below: Article 1 of the First
Protocol and Articles 6 and 8 of the Convention are of particular relevance.

10.2

Relevant parts of Article 1 of the First Protocol of the Convention provide that:
"Every natural or legal person is entitled to the peaceful enjoyment of his
possessions.
No one shall be deprived of his possessions except in the public
interest and subject to the conditions provided for by law and by the general
principles of international law.
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"The preceding provisions shall not, however, in any way impair the right of a State
to enforce such laws as it deems necessary to control the use of property in
accordance with the general interest ...."
10.3

If confirmed by the Secretary of State, the Order will affect the Article 1 rights of the
present leaseholdersloccupiers

resident within the Order Land. However, there will be

no violation of those rights where the steps taken are in the public interest and are
lawful, as is required by Article 1 of the First Protocol (above) and Article 8 of the
Convention (below).
10.4

Relevant parts of Article 6 of the Convention provide that:.
"In the determination of his civil rights and obligations

everyone is entitled to a fair

and public hearing within a reasonable time by an independent and imparlial tribunal
established by law".
10.5

The Order proposals have been extensively publicised and consultation has taken place
with the communities that will be affected by the Order.

10.6

All those affected

by the Order have been notified of its making and have the

opportunity to make objections to the Order and to be heard at a public inquiry before a
decision is made on whether or not the Order should be confirmed.

Those persons

directly affected by the Order will also be entitled to compensation proportionate to any
losses that they may incur as a result of any compulsory acquisition made pursuant to
the Order.
10.7

10.8

Article 8 of the Convention provides that:
(i)

"(1) Everyone has the right to respect for his private and family life, his home
and his correspondence.

(ii)

"(2) There shall be no interference by a public authority with the exercise of this
right except such as is in accordance with the law and is necessary in a
democratic society in the interests of national security, public safety or the
economic well-being of the country, for the prevention of disorder or crime, for
the protection of heath or morals, or for the protection of the rights and freedom
of others".

Article 8( 1) is a qualified right and interference with it may be justified in appropriate
cases by reference to Article 8(2).

10.9

The Order has been made pursuant to section 226(1 )(a) of the 1990 Act, which
authorises the Council to acquire land compulsorily subject to following the procedures
laid down in the Acquisition of Land Act 1981.
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compelling case in the public interest such that if the Order Land is acquired the public
benefit will outweigh the private loss arising from that acquisition. In the circumstances,
the compulsory acquisition of the Order Land will not conflict with the rights provided by
Article 8(1) of the Convention as the qualifications in Article 8(2) apply.
Application

of the principle

proportionate
10.10

and justified

that interference

with

Convention

rights

must be

in the public interest

In promoting this Order, the Council has carefully considered the balance to be struck
between individual rights and the wider public interest.

10.11

To the extent that the Order would affect those individual rights, the Council considers
that proposed interference with them would be in accordance with the law, necessary in
the public interest and proportionate.

10.12

All of those persons whose rights under Article 8 of the Convention and under Article 1
of the First Protocol of the Convention would be affected by the Order will have an
opportunity to object to the Order and to have their objection considered at a fair and
public hearing, in accordance with their rights under Article 6 of the Convention.

10.13

Appropriate compensation will be made available to those entitled to claim it under the
relevant provisions of the statutory Compensation Code.

10.14

In addition, having regard to the provisions of the 1990 Act and the guidance, the
Council considers that the Order Land is both suitable for and will facilitate the carrying
out of development,
explained

redevelopment

in this Statement,

and improvement

and will, for the reasons

make a positive contribution

to the promotion or

achievement of the economic, social and environmental wellbeing of its area.

The

Council therefore has a clear idea of how it intends to use the land which it is proposing
to acquire compulsorily.

Further, the necessary resources are in place to achieve

delivery of the Scheme within a reasonable timescale.

Subject to confirmation of the

Order (assuming the Order is to be confirmed by the Secretary of State) there are no
impediments to its delivery.
10.15

It is therefore considered that the Scheme and the Order will not unduly infringe the
rights of individuals which are provided by the European Convention on Human Rights.
The Council is also satisfied that the requirements of the guidance are met.
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SECTION ELEVEN: EQUALITY IMPACT ASSESSMENT
11,1

The Council has had regard to the advice in paragraph 2 of the guidance regarding the
duty it has under section

149 of the Equality Act 2010,

The Council has also

undertaken equality impact assessments, (CD31) to assess the impacts on groups with
protected characteristics arising from its proposals and the Order,
11,2

A number of protected characteristics

have been identified as potentially being subject

to adverse impact, however all affected residents will be impacted by Phase 3.
11.3

Some positive impacts have also been identified as residents have benefited in moving
to more suitable accommodation,

11.4

Adverse impacts have been mitigated by numerous support mechanisms offered by the
Pride in Camp Hill Service.

11,5

The

EIAs

will

information/issues

continue

to

be

reviewed

and

monitored

be identified during the implementation

should

any

further

of Phase 3, (CD18 and

CD31 )
SECTION TWELVE: SPECIAL CONSIDERATIONS
12.1

AND SPECIAL CATEGORY LAND

There are no special considerations affecting the Order Land. No special category land
is affected by the Order.

12.2

Apparatus of statutory undertakers will be affected by the Scheme and the Council will
continue to work with the undertakers concerned to ensure that their apparatus and
facilities are protected or relocated as necessary,

12.3

Subject to confirmation of the Order to enable site assembly to be achieved, the Council
considers there are no impediments to implementation of the Scheme.

SECTION THIRTEEN: SUMMARY OF NEGOTIATIONS TO ACQUIRE BY AGREEMENT
13,1

The Order Land includes 56 properties,
present privately owned.

Of these properties,

14 properties are at

Appendix 4, Camp Hill Land Assembly

current position for the Camp Hill Land Assembly Programme.

Plan provides the

If the situation changes,

the land assembly plan will be up-dated and the inspector will be informed of any
changes to this state,
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
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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

Before the Order was made, a housing needs assessment was carried out across the
Phase 3 sub-phase 5 area.

The purpose of the housing needs assessment

was to

establish current housing need and anticipated future housing needs and aspirations.
13.4

Following the housing needs assessment,

a number of housing options were then

developed in order (1) to address the housing needs as identified through the housing
needs survey and (2) to support the Camp Hill Phase 3 re-housing programme.
13.5

A series of one-to-one housing interviews were arranged with all residents within the
Order Land to confirm future housing needs and to identify appropriate housing options
for residents.

13.6

The Council has a number of proposals for re-housing

residents displaced

by the

scheme. These include:
13.6.1

Working in conjunction with a number of Registered Social Landlords to develop new
affordable homes on a number of sites across the Borough.

13.6.2

The Council has agreed to award Band 1 priority on the housing register to those
registered and eligible for council housing.

13.6.3

The Council works well with a number of private-sector landlords and has a successful
Landlords' Forum.

13.6.4

The Council has a rent Guarantee and Bond Assistance Scheme which can be used to
assist those seeking to rent in the private sector but unable to find initial costs.

13.6.5

The Council has implemented

a Tenants'

Incentive Scheme.

tenants seeking to downsize their accommodation

This seeks to assist

by offering cash incentive, meeting

necessary costs and helping with the arrangements of the move.
13.6.6

The Council is seeking to bring empty properties in the Borough back into use, through
means of enforcement

such as Compulsory

Purchase

Orders or Empty Dwelling

Management Orders and its Financial Assistance Scheme

Page 29

Proof of Evidence:
Chris Egan WCC/NBBC

.
13.6.7

.

The Council is actively talking to a number of private-sector landlords on the possibility
of leasing and managing their homes as a way of securing accommodation for periods
of three years.

13.6.8

Of the 14 remaining private properties, 9 are currently occupied.

Of the 9 occupied

properties, 4 are private tenanted and 5 are occupied by the home owners. All 5 owner
occupied properties have indicated that they wish to remain in private home-ownership
and will be looking to purchase alternative accommodation.
that the alternative

accommodation

The Council is confident

will be secured for the remaining 4 tenanted

properties, with all 4 tenants registered with the Council's Home Hunt Team No owner
or occupier of any of the homes concerned has objected to the Order.
SECTION FOURTEEN: COUNCIL'S RESPONSE TO OBJECTIONS
14.1

An objection was received from Western Power Distribution
owned within the Order land area for which it has rights.

in relation to property

In response to this objection,

the Council entered into negotiations with Western Power Distribution and completed an
appropriate form of agreement.
14.2

The objection was subsequently withdrawn.

A petition was also received from a number of residents of Hillcrest Road (most parties
are non-statutory objectors but Mr and Mrs Zwiefka of 88 Hillcrest Road are statutory
objectors to the order arising from a reputed sub-soil interest in Plot 2 fronting Hillcrest
Road). The Petition was organised by Mr Bilek of 156 Hillcrest Road The Petitioners
objected to the Order on the grounds of :

14.2.1

Acquisition of rear vehicular access to our properties (south side of Hillcrest Road)

14.2.2

The building of any dwellings higher that two storey's, at the rear of Hillcrest Road along
Edinburgh Road of dwellings of 3 and 3 and a half storey's will create privacy pollution
(invasion of privacy) to the existing houses on Hillcrest Road.

14.3

The Petition was signed by 46 households from Hillcrest Road, Camp Hill.

14.4

The concerns of the Petitioners

have been considered

by the Council and it was

confirmed that the Service road will remain as adopted public highway. The Developer,
Barratt Mercia has also confirmed that it is not their intention to seek a stopping-up
order of this highway as part of the redevelopment scheme. I and officers of the Council,
including Jacqui Pad bury, have been involved in discussions with Mr Bilek and Mr and
Mrs Zwiefak.
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Mrs Zwiefak on one occasion and met with Mr and Mrs Zwiefak on a further two
occasions
14.5

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
Barratt's,

Pad bury following
as Jacqui

the making of the Reserved

Pad bury explains

in her evidence.

Matters

application

As Jacqui concludes,

Scheme largely complies with the Council's Residential

by
the

Design Guide (CD14) and

impacts were considered to be acceptable. This information has been conveyed to Mr
Bilek, and to Mr and Mrs Zwiefka
SECTION FIFTEEN: CONCLUSION
15.1

The Order satisfies the requirements of s.226(1 )(a) of the 1990 Act and complies with
Government Guidance.

15.2

The redevelopment

of the Order Land to secure the Order Land area will assist in

achieving comprehensive

regeneration of the area and make most effective use of the

land in support of the Council's planning policies for the area.
15.3

Without the Order there is no reasonable

prospect that the required land could be

assembled within an acceptable timescale.
15.4

I consider
improvement

that the development

is in the public

interest

of the economic, social and environmental

and will achieve

the

wellbeing of the area and t

there are no impediments to the scheme.
15.5

I am of the view that the Council has also demonstrated
compelling

case for confirmation

that there is a clear and

of the Order and that the Petition

provides

no

justification not to confirm it.
Appendix 1
Appendix 2

Project Letters of Support
Warwickshire County Council, Communities Overview and Scrutiny
Committee, Pride in Camp Hill Task and Finish Group Report

Appendix 3
Appendix 4

Camp Hill Regeneration, Community Consultation
Camp Hill Land Assembly Plan

Signed:

Chris Egan

Date

09/10/2019
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Appendix 1 - Project Letters of Support

BARRATT
--HOMES--

26th September 2019
Chris Egan
Project Manager
Nuneaton & Bedworth Borough Council
Town Hall
Nuneaton
Warwickshire
CVll SAA

Dear Chris
Re: Camp Hill • Nuneaton
Barratt Homes remain fully committed to the Scheme and have all necessary resources In
place having already completed over sao homes on this development.
Barratt Homes are keen to commence the final phase as soon as all of the Land required
has been assembled. We fully support the Councils efforts to secure the Land under a
Compulsory Purchase Order and we would urge The Secretary of State to confirm the order
to allow Completion of this important regeneration.
I confirm the Planning for this final phase at Camp Hill has now been approved and is an
acceptable approval and viable scheme.
We are keen to gain access to undertake site investigation work in order to complete final
design work to allow commencement on site at the earliest opportunity.

•
Warwickshire

My ref: MER/MS

County Council
Communities Directorate

PRIVATE & CONFIDENTIAL
Chris Egan
Programme Manager
Pride in Camp Hill Ltd
Town Hall
Nuneaton and Bedworth Borough Council
Nuneaton
CV115AA

Mark Ryder
Strategic Director for Communities
PO Box 9, Shire Hall
Warwick
CV344RR
Tel: 01926 412811
markryder@warwickshire.goY.uk
www.warwickshire.goY.uk

8th October 2019

Dear Chris,
RE: PRIDE IN CAMP HILL - NUNEATON
Thank you for the opportunity to confirm the support of Warwickshire
for the Pride in Camp Hill Regeneration Programme in Nuneaton.

County Council

The County Council has been working in partnership with Nuneaton and Bedworth
Borough Council and additional partners to developer this scheme since it was first
envisaged some 20 years ago. The County Council has invested significant funds into
transforming what was one of the most deprived wards in Warwickshire which has
seen the area achieve transformational change.
As the physical programme now enters the final phase, with planning approval in
place, the County Council is keen to see the completion of the land assembly
programme and Barratt Mercia, as development partner, complete and deliver the 142
new homes and associated infrastructure.
Warwickshire County Council remains supportive of the Camp Hill Regeneration
Scheme and believes that in the absence of this final phase, the programme could not
be completed.
Yours sincerely

Mark Ryder
Strategic Director for Communities

•

•

Homes

England

Chris Egan
Project Manager
Nuneaton & Bedworth Borough Council
Town Hall
Nuneaton
Warwickshire
CV115AA
28th August 2019

Dear Chris
RE: CAMP HILL - NUNEATON

Homes England (and its predecessor bodies) has been a strategic partner in delivering this
flagship regeneration scheme for the past 20 years and the scheme has benefited from a
significant amount of Homes England investment through various programmes.
Once completed the entire scheme will have delivered around 1,450 new homes to
transform the landscape of the area and support the local economy.
The scheme is now in its final phase, Phase 3, which is being delivered by Barratt Homes in
five sub-phases and will see 765 homes brought forward. A planning application is currently
being considered for the final 142 new homes within Phase 3 and the current CPO relates to
acquisition of the remaining existing homes on the development.
Homes England is fully supportive of Nuneaton & Bedworth Borough Council in enabling
delivery of the remaining units and completion of this scheme.

Yours sincerely,

LUCY BLASDALE
Head of Land, MRICS, MRTPI

Homes England
5 St Phillips Place, ColmOie Row, Birmingham,
0300 1234 500
11Omesengland.gov. uk
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1.0

Introduction

1.1

Executive Summary
The review was requested by Communities Overview and Scrutiny
Committee in 2015 in the light of concern that Camp Hill continued to
feature in the top areas of deprivation in Warwickshire and to assess how
far the objectives of the original master plan for Camp Hill had been met
and to identify whether there should be any changes/new approaches.
The review has focused on examining the progress of PinCH in delivering
transformational change through social, physical and economic
regeneration.
The Task and Finish Group has concluded that there have been very
positive outcomes from this major regeneration project, in particular the
transformation of the physical environment of Camp Hill and the high
level of voluntary activity and community involvement. The Group has,
however, concluded that there is more to do and has suggested some
priority areas to take forward.

1.2

Members and Contributors
The members of the Task and Finish Group were: Councillor Corinne
Davies, (local member and Chair of the Group) Councillor Sarah Boad
and Councillor Peter Fowler.
The Group has been supported by Mark Ryder, Head of Transport and
Economy, Mandy Walker, Infrastructure and Regeneration Group
Manager, Chris Egan, Pride in Camp Hill Programme Manager and Janet
Purcell, Democratic Services Manager.
Contributors have included officers of the Pride in Camp Hill Team, the
Warwickshire Observatory, Nuneaton and Bedworth Council and those
who contributed during the Task and Finish Group's site visit:
Warwickshire Police, Housing development companies and associations
in Camp Hill, local businesses, Nuneaton and Bedworth Borough Council
Housing and the Priority Families and Public Health Teams but of
particular value has been the contribution of local residents and
community representatives during the Task and Finish Group's site visit.
A number of stakeholders have also contributed with their views
incorporated in this report. These include the Pride in Camp Hill Board,
local schools, Development Partners, Barratt Mercia and Lovell
Partnerships, the Homes and Communities Agency and local residents
and businesses.

Pridein CampHill FinalReport
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The Task and Finish Group wish to record their thanks to those who have
contributed, in particular the residents who gave up their time to meet
them on site and give their views but also to the officers within the PinCH
Team who explained their roles and work in both supporting people
through re-housing and encouraging community involvement and overall
implementation of the regeneration of Camp Hill.

1.3

Sources of Evidence
The Strategic Development Framework for Camp Hill Urban Village 2000
(Master Plan)
Progress report considered by Communities Overview and Scrutiny
Committee in January 2015 - and updated information provided during
the Group's meetings.
Warwickshire Observatory Comparative Data for Camp Hill Ward
November 2015 and analysis.
The information gathered during the Site Visit which included stakeholder
discussions.

1.4

Dates and Timescales
Commissioning of review by Committee - 22 January 2015
Scoping Meeting - 16 November 2015
Site Visit - 14 January 2016
Task and Finish Group Meeting - 27 April 2016
Task and Finish Group Meeting - 25 May 2016

Pridein CampHillFinalReport
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2.0

Overview

2.1

Background
The Camp Hill area in Nuneaton was a Coal Authority estate built
primarily in the 1950s to house miners moving from the North East and
Scotland. The pit closure programme dramatically changed the economic
basis of the area. By the 1990s Camp Hill had become one of the most
deprived areas in the county and in response the County Council with
Nuneaton and Bedworth Borough Council formed a partnership with
English Partnerships and the Regional Development Agency Advantage
West Midlands to develop a regeneration strategy for the area. In 1998 a
master plan was developed with the support of the local community to
address the physical decline and social and economic problems. In 2001
this was formalised through the Pride in Camp Hill Company being
formed. The master plan comprised 11 development projects, 4
environmental projects, 3 infrastructure plans community projects and
improvement projects. (Detail of these are set out in the report to
Committee in January 2015).
There are three strands to the Programme:
•

•

•

Physical Regeneration -new housing and improved existing housing
and improved environment (leisure, green space, commercial
development)
Social/Neighbourhood coordination - partnerships with partner
agencies and local agencies to coordinate service delivery. Plus
creation of the Residents Forum and support of local community and
voluntary organisations
Economic Regeneration - training, enhancing skills and employment
prospects, social inclusion, independent advice for residents, grow1h
of local economy, community development and community safety.

The 4 physical phases of the programme have provided for the rehousing of 472 households and development of around 1200 new homes;
a new retail centre, new community building and also associated
infrastructure. The programme is now entering its fourth and final stage
and members considered this a timely point to review progress.

Pridein CampHill FinalReport
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2.2

Rationale for review
The Communities Overview and Scrutiny Committee has acknowledged
that much has been achieved, in particular with regard to the physical
transformation. The Task and Finish Group agreed they should examine
what further should be done in terms of social and economic regeneration
and raised the following issues:
•
•

•
•
•
•
•
•

2.3

Camp Hill remains in the top five areas of deprivation in
Warwickshire
There is a need to ensure a link between 'old' Camp Hill and 'new'
Camp Hill (and to address the sense that the old area has not
received the attention it deserves in comparison to the new area).
There remain some housing issues
Analyses of the positive outcomes for young people particularly
those living in Camp Hill
There are issues in relation to social cohesion.
Demographics have changed and there may be other factors that
have changed that warrant new approaches/priorities.
There remains a stigma/long held views of Camp Hill
There is a need to check whether the programme aligns with the
One Organisational Plan (in summary the ambitions to have a
vibrant economy; safe communities and individuals; health and
wellbeing, effective targeting of resources and services.)

Objectives
The Task and Finish Group agreed that its objectives were to:
,. Assess what has been achieved and what is left to do
,. Identify the current issues and whether there should be any
changes/new approaches
,. Consider future priorities
The full scope agreed by the Task and Finish Group is attached at
Appendix A.

Pridein CampHill FinalReport
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3.0

Review Findings

3.1

Physical regeneration
The Task and Finish Group were impressed by the dramatic physical
change that the programme has achieved. Old houses have been
demolished and replaced with houses in different orientation and layout to
improve both the outlook for residents and to 'design out' crime.
Members commented that the housing looks like 'any other housing
development' and is light and open. One of the housing developers
confirmed that sales have been good and no sale has been lost through
any negative perceptions of the area.

THEN

.

NOW

.

3.1.1 Housing
One of the objectives of the master plan was to provide a mix of social,
rented, part owned and owned housing. This has been achieved through
the three phases of development completed to date which have a mixture
of new and original houses, mixed tenure and variety of sizes and prices.
The following has been achieved at each phase to date:
Phase

Number of demolitions

1 - Middlemarch
Rise
2-Village Centre

10

3- Bluebell
Development

172 of which 82 (47%) are affordable
51 to be completed
312 of which 140 (44.5%) are
affordable.
465 to be completed by March 2028

90
314

Pridein CampHill FinalReport
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414 households have been re-housed to date as part of the regeneration
programme.
18 % have stayed within Camp Hill, 51 % within Nuneaton and Bedworth
(Stockingford, Heath End and Hartshill being the top destinations) and
3% have moved elsewhere in Warwickshire.
The destination of the remaining 28% is unknown due to there be no
data capture during the early stages of the re-housing programme.
Areas of previously deteriorating housing and retaining walls have and
continue to be redeveloped (the slopes facing Bar Poor Valley) and
replaced with new houses built into the steep gradients which respect,
rather than confront the sloping topography of the area.
The role of the regeneration officers within the PinCH Team have been
essential in re-housing of residents, working with Nuneaton and Bedworth
Borough Council Housing, other services (such as social services) as
necessary and residents themselves to identify their needs and allocate
suitable accommodation. Once allocated they work with agencies, utility
companies etc. to both manage the move into the new accommodation
and to secure empty properties.

3.1.2 New village centre
A new village centre has been built, based upon an extension and
remodelling of the existing community and retail centre at Cedar Road,
which includes a new 'High Street'.
At the heart of the village centre there are eight new retail units (all
occupied), along with a new purpose built Education, Sports and Social
Centre (CHESS) building.

Pride in Camp Hill Final Report
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3.1.3 Midland Quarry Employment Site

Midiand Quarry has been
partly reclaimed to produce
new employment sites
(53,000 sq.ft light industrial
workspace has been
completed and occupied by
Arleigh International
(suppliers of parts and
accessories for holiday
homes) and along with new infrastructure (roads and paths) there are
now a series of links through the area to the village centre. Outline
planning permission is in place for the remaining 32,000 sq ft of industrial
workspace providing an investment opportunity for Camp Hill. Anecdotal
evidence has suggested that a significant number of employees at
Arleigh International are local and walk to work.

3.2 Economic regeneration
3.2.1 Training
As part of the contractual arrangements with the primary developers
(Barratts Mercia) a range of training and employment initiatives have
been developed. These have led to:

:r-

132 students taking part in ICT training
,.. 36 Year 10 students undertaking the Construction and MultiSkills Programme
:r- 20 students undertaking an Adult training programme
,.. 6 modern apprenticeships
:r- 22 members of a new Camp Hill Coding Club (coding is the
language used to create computer software applications and
websites).

3.2.2

Employment
As part of the original contractual arrangements with Advantage West
Midlands a number of social and economic outputs were also achieved.
These include:

Pridein CampHill FinalReport
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Job creation- new jobs created

21

Job creation - jobs safeguarded

3.9

Employment support - number of people assisted to get job

243

Business Creation

20'

Business support - Business assisted

40

• A Local Veg Shop, Florist, Hairdressers, Plumbers and motorbike trainer are all examples of
the range of businesses created.

3.2.3

Transport and Access to Employment
Access to key employment sites has previously been recognised as a
key barrier to employment. Connectivity to Nuneaton Town Centre
through public bus routes runs at a frequency of 6 times per hour and the
service which skirts Camp Hill to Atherstone, Nuneaton and Coventry
runs at a frequency of 3 times per hour.
The routes direct to Nuneaton Town Centre and Atherstone/Coventry
have been consistent over the past 10 years. Services to areas such as
Hams Hall, George Eliot Hospital, MIRA and Prologis Park in Keresley
have all seen improvements via Nuneaton Town Centre. Camp Hill also
has a direct daily bus service to Birch Coppice with an off peak service
changing at Atherstone.
However, in parallel to the improvements, the congestion on routes via
the Town Centre has also increased.

3.2.4 Capacity Building and Community Development
An audit undertaken in 1998 recorded that Camp Hill had just one
registered community group. Work has focused on capacity building and
community development. This has included:
,
,

,
,
,

Support of the Camp Hill Residents Forum
Establishment of a Camp Hill Community Chest Small Grants
Programme to facilitate the start-up of small voluntary groups
providing activities such as Hobby Box, short mat bowls, bingo,
heritage activities - all of which are self-administering. 47 local
organisations have benefitted to a total value of £28,860.
Establishment of a Healthy Living Network & associated initiatives
Development and installation of the Camp Hill Art Project (installed
November 2014).
support to 7 community cohesion events -including the annual
Camp Hill Festival, the ceremonial start to the Rally of the Midlands
Car Race and seasonal events such as Halloween and Christmas
get togethers.

Pride in Camp Hill Final Report
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,
,
,

Drayton Court (facility for those with dementia) also provide
activities and encourage wider community involvement
Supporting the Camp Hill Young People's Holiday Scheme which
saw 96 young people benefit in 2014 and 2015.
A volunteer runs a library for 6 hours a week

Regular meet the neighbour and informal 'tea and talk' meetings are
arranged that help new people settle in. In addition in excess of 300
residents have been supported and have benefited from holidays and day
trips as part of the Camp Hill Young Persons Support (CHYPS)
programme. All of these projects and initiatives have helped:
;....reduce social isolation and increase social capital support
,. increase confidence
:.-bring distant parents in touch with their children
3.2.5 Community Safety and Environmental Improvements

Crime and arson levels and reporting of crime have changed significantly over
the lifetime of the project. Warwickshire Police, through the Locality Forum
structure, provide quarterly updates on the area statistics as compared to the
previous quarter which makes longer term patterns difficult to establish.
Although the annual figures for crime show increases in some offences this is in
line with other areas and is primarily related to a national change for 2016 in the
way that all Police Forces including Warwickshire Police report and collect crime
data. The Warwickshire Observatory reports show that the overall trend in Camp
Hill is going down. The comments from residents and others supported this
whilst it was recognised that residents are far more likely to report incidents than
was the case prior to the regeneration.
There is evidence of pride in the area and a wish to keep the environment
looking good as evidenced in the neighbourhood participation in:

,
,

environmental
clean-up days (litter picking)
Skip days ( average 3 a year with 11 volunteer residents)
Bulky waste service (average collections per year is around 616

,

households and increasing year by year).
Decreased fly tipping.

,

Pridein CampHill FinalReport
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3.3 Social/Neighbourhood

Coordination

The initiatives outlined above illustrate the high level of voluntary group
and community activity. The Task and Finish Group met some of these
volunteers on its visit and were impressed by the range of activity. There is
also active engagement with young people (through a youth worker) and
initiatives such as linking with Nuneaton Town FC. The Holiday Schemes
have been essential for both young people and their families. Such
activities are regularly highlighted in Camp Hill News distributed to
residents. (Copy attached at Appendix D)
PinCH's objective of improved service delivery and closer agency working
appears to have been met. There is extensive coordination of voluntary
and community groups working together with stakeholders and agencies.
Housing Partnerships are now in place to co-ordinate activity and services
with PinCH and wider service users. This includes the production of an
Anti-Social Behaviour Charter for all tenants.
To ensure the housing providers are linked into additional initiatives and
programmes, the Camp Hill Housing Partnership also forms part of the
Priority Family Programme which also sees attendance from the school
based Family Support Workers.

4.0 Conclusions
4.1

What has changed?

4.1.1 Housing
There is visible evidence of transformational change in terms of the
housing and facilities available locally. (The majority of respondents from
Camp Hill to the 2013 Living in Warwickshire Survey were very or fairly
satisfied with their local area as a place to live). The area has gone from
showing the signs of market failure to an area that has now improved
housing market conditions. Demand for housing on the open market has
changed as has the demands for social housing. The demand for social
housing has moved from being a general source of housing to those on
lower income, to being allocated only for those in most need. Therefore, in
areas where there are concentrations of social housing, as there is in
Camp Hill, there will inevitably be a concentration of people who are most
in need.
The original masterplan for Camp Hill stated that all future housing phases
should have a minimum of 25% affordable housing units. The masterplan
and quality standard of 25% affordable housing was amended on a phase
by phase basis in consultation with the PinCH Partnership and Nuneaton
and Bedworth Borough Council Planning to reflect the changing market
conditions following the 2007 housing market crash.
Pridein CampHill FinalReport
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The Task and Finish Group received positive feedback from residents with
regard the housing as being a higher quality, attractive and making the
area more welcoming. These outweighed the negative comments
regarding the high density of build, parking problems and reluctance of
some to place litter bins in the designated areas. Other issues raised such
as dog fouling, areas of litter and questions regarding estate management
are being tackled. The Camp Hill Spring Clean Programme launched in
April 2016 is working with residents and businesses to address
environmental issues, although continuing the activity depends on
available resources.
The Task and Finish Group intend to return to meet residents to feedback
on the action taken in response to their specific concerns.
4.1.2 Social Cohesion and Inclusion
The Task and Finish Group questioned whether there were issues in
relation to cohesion. The view that there is a division between the new
and older parts of Camp Hill is held by some but not all. In some cases
residents would continue to use the services (such as GPs in Nuneaton
town) to which they were accustomed or were convenient for them. (The
Task and Finish Group did note the transfer of NHS walk in services to
the George Eliot Hospital and that the Adult Social Care and Health
Overview and Scrutiny Committee is monitoring the impact of this).
In terms of social inclusion, the issues of isolation are similar to those
experienced elsewhere in the County. For example the 2011 Camp Hill
survey showed that those who were housebound felt isolated from their
neighbours but that those who work full time away from their home also
felt isolated. (Consultation undertaken in Lillington, Leamington, has
shown that isolation can be a result of living within high rise
accommodation and not knowing the neighbours/people within the block).
The difference will be more acute in cases for people who have mobility
or other health issues and who are also without transport or on a low
income.
The range of community facilities and the community groups within Camp
Hill are making a significant impact in this area of work. However the TFG
recognise that some activities have a low take up and also that reliance
on volunteers means there is risk of some activities not being sustainable
in the long term.
The Task and Finish Group concluded that the key issue was to ensure
all had information about advice and services and asked that officers
ensure the distribution of information (such as Camp Hill News) goes to
all residents and to include reminders of the activities of local groups.

Pridein Camp Hill FinalReport
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4.1.3

Deprivation
A number of datasets have been prepared to support the work of the
Task and Finish Group. The first provided comparative data from 2010
and 2015. In 2010 there were three Local Super Output Areas (LSOAs)
for Camp Hill and all were within the top 10% nationally in terms as
measured on the indices of multiple deprivation (IMD).
Changes in ward boundaries, data recording and educational
assessments, have made comparisons over time in Camp Hill Ward
difficult to assess. Changes to the LSOAs population size has resulted in
some LSOAs being split into smaller areas and others merged with one
or more neighbouring areas. In 2010 Camp Hill was measured using 3
LSOAs and today has 4. LSOA boundary changes occurred within Camp
Hill Ward, meaning that the 2015 Indices of Multiple Deprivation (IMD)
could not be compared with the 2010 IMDs as different boundaries were
used.
Appendix B gives details of the 2015 IMD and a comparison for Camp Hill
against other areas of Nuneaton and Warwickshire.
(In 2015, Warwickshire had eight LSOAs within the top 10% most
deprived nationally, six within Nuneaton and Bedworth , one in Warwick
District and one in North Warwickshire Borough)
Camp Hill currently has four LSOAs:
,. Camp Hill Village and West ranks within the top 7 wards for
income deprivation in Warwickshire (top 10% nationally)
,. Two of the four LSOAs rank within the top 10% nationally for
Education.,Skilis and Training Development. (.Camp Hill Village
and West is ranked 71 on the IMD for Education Skills and
Training)
). One falls within the top 10% nationally for Crime.
,. One falls within the top 10-20% for health
,. None of the four LSOAs rank within the top 10% for barriers to
housing and services or for Living Environment.
Unemployment trends have followed a similar patter to those across
Nuneaton and Warwickshire. Warwickshire has seven LSOAs within the
top 10% most deprived within the employment domain, although Camp
Hill does not feature within the top 10% most deprived.
The data shows that there are positive indicators in terms of physical
environment and that Camp Hill is not the most deprived in Warwickshire
the 2015 data showing that the area has improved in several rankings.
The statistics, however, are not absolute and the area needs to be
examined in relation to other improvements as well as the issues that
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remain to be addressed, particularly with regard educational attainment
as referred to below.
4.2

What is left to do?
The Task and Finish Group has concluded that the physical regeneration,
wider community development and community cohesion objectives of the
original master plan have been largely met but that there are areas that
should now be a priority.

4.2.1 Educational Attainment
There have been notable improvements in attainment. For example the
percentage achieving level 4 or above at the end of Key Stage 2 (age 11)
in reading, writing and mathematics has steadily increased since 2012
but still remains lower than the County average and there remains a
significant gap in relation to educational performance between the
schools in Camp Hill and the rest of Warwickshire. Reducing the
education performance gap (particularly in English and Maths) and
continuing to raise aspirations and provide skills and training
opportunities remain important for Camp Hill.
The Council has now adopted a 'Closing the Gap Strategy' in relation to
educational attainment which works across distinct work streams:
Achievements for All; Looked after Children; Peer Reviews; Governance;
Warwick University Research, Early Years; Free School Meals, Priority
Families and Family Learning.
The Task and Finish Group recommend that the work streams include a
focus on Camp Hill (see recommendation (1) below).
4.2.2

Access to education
One of the questions asked by the Task and Finish Group was whether
there is adequate access to education -both in terms of school provision,
but also adult education and training ,particularly given that Camp Hill has
a much younger age profile than the Warwickshire average.
The primary schools that serve Camp Hill are currently working at full
capacity. In Nuneaton, the last few years has seen the number of
reception pupils requiring a place at a local school increase over the
overall capacity available at schools in the immediate area. As a result a
school has taken an additional class in September 2015 and one is
planned for September 2016. The Task and Finish Group acknowledged
that the Sufficiency Strategy sought to deal with such issues but wished
reassurance that, given the demographics, adequate provision is made
for Camp Hill children.
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4.2.3 Transport
The Task and Finish Group did not undertake a detailed look at transport
but raise it as an issue in terms of access to and encouraging take up of
education and training as well as access to employment.
Most of the current public transport requires travel into and out of a
congested town to access colleges and employment sites. This takes
time and can be costly. The focus for the bus companies,
understandably, is on ensuring their routes are financially viable.
However reliable and affordable transport is an important aspect in
enabling access to skills, training and employment opportunities. The
Group recognises there is a need for available funding but would
recommend that discussions are taken forward with colleges, partner
agencies and business on tackling this issue
4.2.4

Access to Skills, Training and employment
As part of the contractual arrangements with the primary developers
(Barratls Mercia) a range of training and employment initiatives have
been developed (as listed above). The Task and Finish Group would like
to know what other skills and training exists and how people (in particular
young people) are being encouraged to take up both training and
employment opportunities. (Recommendations (2) and (3) below)

4.2.5

Destination of School Leavers
The Task and Finish Group considered that there is work to be done to
assess the level of social mobility and economic aspiration and one
measure would be to know the destinations of schoolleavers. This
information could then be used to identify actions to encourage aspiration
and to encourage positive destinations.
The Task and Finish Group have recommended that action be taken on
this and also on work with local employers and agencies on raising young
people's aspirations. (Recommendation (4) below).

4.2.6 Ensuring joined up working
The Task and Finish Group were impressed with the activity that was
taking place at Camp Hill but would have like to see a continuance of
effective and pro-active communication and action between all partners
and programmes such as the Priority Families Programme, that address
issues of deprivation and that raise aspiration. There were elements that
members considered assist in raising aspiration -such as an active
library, access to adult and community learning. The Group recommend
that the PinCH Team lead on ensuring all have, and where possible
share, information on service needs and activities.
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5.0 Recommendations
Recommendations

to Cabinet

(1) That the workstreams supporting the Closing the Gap Strategy
approved by council in May 2016, include a focus on the educational
attainment of children from Camp Hill and that proposed action and
outcomes are monitored by the Children's Overview and Scrutiny
Committee.
(2) That Cabinet consider what action is being taken to ensure
accessibility to skills and training for those in Camp Hill.
(3) That there is pro-active discussion with local employers and agencies
on how to better engage with and raise young people's aspirations.
(4) That data on the destination of school leavers from Camp Hill is
analysed to inform the identification of actions needed to encourage
positive destinations for children from Camp Hill.
(5) That there is continued close working between WCC Directorates and
partners to ensure joined up delivery of services which meet local
needs, and that all Directorates and external agencies have, where
possible, shared information on service activity and needs, including
with the priority families programme.
Recommendations
Team

for continued

action to be led by the PinCH

(6) That local environmental improvements continue, where resources
are available and ensuring that the best use is made of limited
resources and funding, working with housing management
companies, Nuneaton and Bedworth Borough Council and other
partners.
(7) That there be ongoing and improved communication with residents to
ensure continued clarification of the services covered by the housing
tenants! residents' management fees. This will ensure the
responsibilities of both residents and management companies are
clear.

6.0

Financial and Legal Implications
The PinCH team will seek to facilitate and implement those
recommendations where there is no impact on current budget e.g.
actions to ensure accessibility to skills and training. Given the constraints
of OOP1 and the emerging OOP2020, recommendations which give rise
to financial implications will need to be considered by the relevant
business unit in the light of costs and priorities and current / future saving
plans.

Pridein CampHill FinalReport

Page 17 of 17

,

I

Appendix 3 - Camp Hill Regeneration, Community
Consultation

,,

Camp Hill Regeneration,

Consultation

Overview (Appendix 3)

Consultation
1

Event! Aim

Consultations with Organisations
Camp Hill, by Arden Consultancy
Bedworth CVS.

and Residents in
for Nuneaton and

To survey and report on the social needs for the whole
of Camp Hill, and to identify local people and groups
who could become involved in local initiatives and the
decision making process to regenerate the local area.

Date(s)
May 1996
Two
month
period

Resident and local organisations consultation.
2

Planning for Real Events.
In short term, to consult upon the Urban Village
proposals and secure the agreement of the existing
community to an implementation option. In the long
term, to consult on and lay the basis for, structures and
systems, which would ensure genuine local community,
input into the development and management of the
urban village.

January
1999
2%
months.
Daytime
and
evening
events

Public Consultation.
Over 500 people attended
Planning for Real events Camp Hill Urban Village
Community Consultation and Involvement.

3

Camp Hill Questionnaire
A detailed consultation in the form of a postal
questionnaire, followed up with reminders and door
knocking to discuss issues and collect a high response.

May! June
!July 1999
3 months

To assist the Council in making a decision on whether to
support the "Urban Village" proposal
Resident Consultation. Questionnaire sent to 615
dwellings across Camp Hill. There was a 79%
response rate

4

Camp Hill Drop-in Centres
A publicised facility where local residents were invited to
call in with any queries on the "Urban Village" proposals
and as part of the large-scale postal consultation
detailed above.
Drop-in

5

Urban Village and SRB feedback sessions
To feedback on the findings of the questionnaire

From 18th
May 1999
to January

2000
3 times
per week
23rd & 24th
August
1999

'.
Consultation

6

A consultation

Event / Aim

exercise

Relating to "A Strategic Development Framework for
Camp Hill Urban Village"(Grimley) was carried our by
CDEC during March 2000 on behalf of the Camp Hill
Steering Group. Involving a series of Open Day and
Evening Events, and feedback questionnaires.

Date(s)
2nd & 3rd
February
2000.

Resident Consultation/Questionnaire.
Two public
meetings and 190 returned questionnaires.
7

Supplementary

Planning

Guidance,

July 2000.

Consultation prepared by Nuneaton and Bedworth
Borough Council Planning and Development Services.

7th July14th
August.
25th
August
2000

8

Camp Hill Community

Association.

(CHCA)

Project Staff invited to attend the meeting to discuss the
project and answer any questions.

20th
February
2001

Resident Association Meeting.
9

Camp Hill Community

Association.

(CHCA)

Project Staff invited to attend the meeting to discuss the
project and answer any questions.

March
2001
8th

Resident Association Meeting.
10

11

Question

and Answer Booklet preparation.

5 days

Consultation event with community groups. Community
Groups with James Watson (Independent Consultant).

4th , 9th ,
17th, 25th
April and
4th May
2001

Production

July 2001

of Question

and Answer Booklets

Consultation with current local community groups, to
help address resident concerns. Groups involved were;
Hillcrest Road Residents Association (HRRA), Camp Hill
Against Demolition (CHAD), Camp Hill Residents
Association (CHRA). This marked the beginning of the
production of a series of Question and Answer Booklets,
which has been continually updated and circulated.
They give authoritative responses to questions asked by
residents.

.

"

.
Consultation
12

Event I Aim

Pride in Camp Hill. Project Review Sessions.
Various focus sessions and seminars.

13

Camp Hill Community

Association.

(CHCA)

Project Staff invited to attend the meeting to discuss the
project and answer any questions.

Date(s)
4th & 5th
May 2001
12th June
2001

Resident Association Meeting.
14

Camp Hill Community

Association.

(CHCA)

Project Staff invited to attend the meeting to discuss the
project and answer any questions
15

Camp Hill Residents'
Action Trust.

Visit to Castle Vale Housing

A tour and meeting with residents was arranged.
Involved prior detailed preparation of ideas of questions
for discussion by Camp Hill residents.

24TH July
2001

17th
September
2001

Visit to similar project. 40 people attended.
16

Camp Hill Community

Association.

(CHCA)

Project Staff invited to attend the meeting to discuss the
project and answer any questions.

19th
October
2001

Community Association Meeting.
17

Community

Involvement

All community Groups invited,
18

19

Statuary Consultation period for Outline Planning
Permission for Phase 1, New Housing and New
Access Road. Public Consultation around the planning
application.

30th
January
2002

Pride in Camp Hill - Project Review Update.

5 days

Well-publicised series of consultation events across the
Camp Hill estate. Focusing on the whole project.
Feedback forms were posted to the whole estate.

22nd
February
2002- 26th
Feb 2002

Public Consultation
20

16th
January
2002

One to one interviews
Centre,

carried out in the Village

Carried out by independent consultants on behalf of
Pride in Camp Hill, Aldbourne Associates. To visit with

3 weeks

April 2002

Consultation

Event I Aim

Date(s)

all residents in the Village Centre area to discuss
individual housing options, housing needs, concerns.
One to one interviews carried out in the Village Centre.
21

Healthy Living Network Event.
A Health Impact Assessment for Camp Hill and an action
plan have been created to tackle local health issues in
partnership with local people and service providers. In
particular, this assessment explored the short and long
term effects of the Pride in Camp Hill project.

16th May
2002

Public Consultation, Health Impact Assessment and
Action Plan.
22

Briefing Session with Shop Keepers

11th June
2002

In the Village Centre area.
23

Resident Review Session.

Public Consultation

Focus on Phase One new housing and access road
proposals and the outline proposals for the Village
Centre. Involvement from Pride in Camp Hill, Lovell,
Touchstone, WCC and NBBC.
24

Statuary Consultation period for Detailed Planning
Permission for Phase 1, new housing and new
access road

22nd & 24th
June 2002

20th
August
2002

Public consultation as part of the planning application.
By Nuneaton and Bedworth Borough Council.
25

Camp Hill Community

Association.

(CHCA)

Project Staff invited to attend the meeting to discuss the
project and answer any questions

7th
November
2002

Community Association Meeting.
26

Public Consultation

for the Village Centre.

Village Centre Review Sessions, held by consultants
Atkins for residents to agree their preferred option.

13th
December
2002

27

Briefing Session with local Shop Keepers as part of
the Village Centre proposal updates.

25th
February
03

28

Pride in Camp Hill - Community

March
2003

Survey.

Involving sending questionnaires to 558 properties in
Camp Hill.

Consultation

Event I Aim

Date(s)

29

Statuary Consultation period for Outline Planning
Permission for Village Centre Developments.

16th July
2003

30

Residents'
meeting.

17th July
2003

Housing Options and Compensation

All residents living in the Village Centre area were invited
to attend a meeting to discuss housing options and
compensation packages and have the CPO process
explained.
In attendance: Independent surveyor, Housing Manager
(NBBC) and Project Director.
31

Camp Hill Residents'

visit to Royds, Bradford

Visit to a similar area to learn lessons for our project.
32

Residents'

Forum.

Encouraging local people to take part in the creation of a
Residents' Forum and answer any general questions
about the project.
33

Open Day at Camp Hill Early Years Centre.
Induction day for parents whose children are starting
nursery. Pride in Camp Hill took part in displays and
discussions.

34

Cedar Road
To assess Residents concerns with regarding to the new
road layout and gain information on which car parking
options residents wanted us to provide.

35

Willow Road
To discuss with residents the new link road to be
constructed between Midland Quarry and Hillary Road.

36

The Dingle
Offer from Lovell, developer for phase 1 utilise spoil from
development to create landscape form on Dingle.
Opportunity to improve aesthetic appearance of the
Dingle, and enhance environment creating a community
recreation area. Range of consultation - one-to-one
interviews with householders adjacent to site, displays
and open days and community festival and comments
board display in reception.

26th
November
2003
12th May
2004

15t July
2004

August
2004

August
2004

MayAugust
2004

Consultation Event I Aim

Date(s)

37

Whittleford Park. As part of a community clean-up
event on Whittleford and consider potential opportunities
to improve the park. Various consultation methods have
been used, including a display board at Camp Hill
festival in August 2004.

August
2004

38

Community Hub

August
2004

To reinvigorate community engagement on Camp Hill
and provide a venue for local community and voluntary
groups, and residents to work together to improve Camp
Hill. Protect local Church PCC but supported through
PinCH.
39

Organised visit to Pye 5's Community Building in
Cannock, Lea Hall Welfare Hall in Staffordshire, and
Amington Miners Welfare in Tamworth as part of their
options appraisal trail for the Church Hall refurbishment
proposal.

December
2004

40

As part of ongoing liaison with residents directly affected
by the regeneration programme a move from wider
scheme consultation to direct 1-2-2 residents'
engagement has been developed with PinCH Staff and
residents within the Physical Regeneration programme.
This has allowed a more direct approach to consultation
on an individual basis and includes discussion on future
housing need and housing options based on current
housing status and the financial circumstances of
residents

Jan 2005ongoing

41

Meetings with residents from Hillcrest Road to
specifically address concerns raised by way of a petition
to the final sub-phase and the Compulsory Purchase
Order.

May 2019
- ongoing
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Appendix 4 - Camp Hill Land Assembly Plan
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